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INSTRUCTIONS: 

 
I write to confirm and thank you for your kind instructions for us to undertake a Full Building 

Survey of the above-mentioned property, on your behalf. The remit is to advise you as to the 
construction and condition of this property, which I understand that you have recently 

purchased. 

 
It is important to read the whole of the survey Report and not to rely purely on the summary and 

recommendations alone, in order that you are made fully aware of the limitations of the 
inspection and specific detail reported. 

 
The purpose of this Report is to give you as much information as is possible on the structural 

condition of the subject property, including matters which should be brought to the attention of 

your Solicitor. Please note, that this Report has been prepared for the sole use of yourself, the 
Client, and your immediate legal advisers and that no liability exists to any third party. This 

Report should not be re-produced in part or whole without express permission from this 
company. 

 

It should be noted that I have not carried out tests on any of the services, nor have I inspected 
parts of the property which were concealed, unexposed or inaccessible at the time of inspection 

and, therefore, I cannot confirm whether or not these areas are free from rot, woodworm or 
other defects; neither have I made detailed notes regarding the decorative condition of the 

property, which you have no doubt seen for yourself.  

 
Further investigations of such areas may reveal the need for additional repairs; if further 

investigations are advisable, recommendations will be made in the Report. 
 

The standard and adequacy of the various services to the property can only be established 
following a thorough inspection and test by an appropriate specialist contractor and any remarks 

in the following report regarding the services are those which were apparent from within the 

constraints of a visual inspection only. 
 

It should further be noted that the Report refers to the condition of the property at the time of 
inspection; defects may arise between the date of inspection and your occupation and I can not 

be held liable for such.  

 
Floors were predominantly covered; the property appeared to be unoccupied, although was fully 

furnished at the time of inspection. 
 

The weather at the time of inspection was overcast, after a period of rainfall. 
 

 

I trust the following Report is satisfactory for your requirements; however, if you 
have any further queries, or I can be of any future assistance to you, please do not 

hesitate to contact the undersigned.  
 

N.B. All references to left or right hand side (‘LHS’ or ‘RHS’) are given as when 
viewing the front elevation of the property from the  road frontage. 
 

 
SIGNED:  

 
J H A Perris,  BSc. MRICS.         
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SECTION A: 

 
 

SUMMARY & DEFECTS APPRAISAL 

 
 

Cornwall Gardens is Grade II listed, mid-terrace, period house, understood to have 
been built between 1863 and 1877 by Thomas Cundy III, the then surveyor to the 

Broadwick family estate, on which these properties were built. The subject property 
is located on the southern side of Cornwall Gardens, which is a well-maintained 

garden square. The property falls within the Cornwall Conservation Area (Queens 

Gate Ward).  

Refer to Estate Agent’s sales particulars / brochure; APPENDIX: IV. 

From the local authority’s planning records [Royal Borough of Kensington & Chelsea 
(‘RBKC’)], I note the following detail on the listing covering the subject property;   

Dwelling houses. 1863-77. Probably Thomas Cundy III, surveyor to the estate. 4 storeys Plus 
attic and basement. Each house 3 windows wide. Stucco, channelled to ground floor. Ionic 
porches - Continuous balustrade to first floor. Consoled cornices to first and second floor 
windows. Pediments to some centre windows. Segmental headed windows to third floor. Dentil 
cornice above third floor. Area railings. Part of Cornwall Gardens layout. 

Under the Cornwall Conservation Area listing, Cornwall Gardens is shown as six flats, 

one per floor. However, the subject property has been significantly extended and re-
converted to a single residential house and with reference to the most recent 

planning records, this work would appear to have been carried during and after 2004, 
to include provision of a further floor (i.e. a ‘Mansard’ roof extension) over the main 

section, glazed extension at rear lower ground floor, formation of roof terrace at 
second floor and excavation of front basement vaults. Clearly comprehensive 

alterations would have been made at that time to provide the current internal layout. 

In summary, the most recent / relevant planning applications are: 
 
1. PP/03/02252: Erection of additional storey in the form of a mansard and glazed 

extension at rear lower and ground floor. Formation of roof terrace at second 
floor and excavation of front basement vaults, all in conjunction with the use as a 
single dwelling house. Date Granted: 17/02/04. 

 
2. LB/03/02253: External and internal alterations and extensions in conjunction 

with the use as a single family residence. Date Granted: 17/02/04. 
 
3. PP*/02/00673: Amendments to planning permission dated 29/12/98 

(Ref.TP/98/1502) for the erection of an additional storey at fifth floor level, a 
rear extension at second floor level and elevational alterations. Scheme will 
accommodate a total of seven residential units. Date Granted: 28/05/02, 

 
4. LB*/02/00674: Amendments to listed building consent dated 29/12/1998 (ref. 

TP/98/1503) for the erection of an additional storey at 5th floor level, rear 
extension at 2nd floor level and elevational alterations. Date Granted: 28/05/02. 

 
5. PP*/02/0149: Erection of a single storey extension with roof terrace at second 

floor level on the existing rear addition. Date refused: 05/09/2002. 
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6. LB*/02/01493: Erection of a single storey extension with roof terrace at second 

floor level in the existing rear addition. Date refused: 05/09/2002. 
 

*PP relates to A Full Planning Permission. 
  LB refers to listed Building Consent.  
 
This most recent extensive refurbishment work would have required formal Building 
Regulation Approval, Listed Building Consent, Party Wall Awards and a Structural 

Engineer’s reports, in order to calculate the size and specification of the structural 
support required to support the additional load / overburden and your Solicitor 

should establish that all relevant paperwork / consents are in order. 
 

Visually, this latest major refurbishment appears to have been carried out to a 

reasonably high standard and there is currently no evidence of any significant major 
defects; internally, the recent fit-out appears to be of a relatively high specification.  

 
Some of the original walls have clearly been removed to provide the current 

accommodation on lower ground, ground and first floor; and it assumed that suitable 

support was provided, under relevant Building Regulation Approval, at the time these 
walls were removed. Although no ‘opening up’ was carried out to inspect the nature of 

this support, there does not appear to be any evidence of unacceptable stress at 
present and it is therefore, assumed that suitable lintel support has been provided in 

these areas (although not confirmed); only minor, acceptable historic differential 

cracking noted. 
 

I have not been provided with any ‘working drawings’ in relation to the relatively 
recent major refurbishment and it is unclear as to whether the main roof terrace over 

the rear, three-storey projection, was already in existence / in formal use at the time, 
when the most recent refurbishment work was undertaken and whilst this flat roof 

may well have been used by the Vendor and / or previous occupiers as a roof terrace, 

this area may not have formal planning consent for use as such. Your Solicitor should 
therefore, establish whether this has formal consent or even an informal prescribed 

right of use (i.e. established under prescription / a ‘Certificate of Lawfulness’) and a 
formal right of use should be established. Furthermore, it may be that this roof was 

not specifically designed for use as a roof terrace and as a result, there is no 

guarantee that the roof joists are of the required size and specification to take the 
increased loads associated with use of / as a roof terrace.  

 
There are very localised areas of current damp ingress which should be sourced and 

alleviated, under a bonded guarantee (see notes on DAMPNESS); internally, the damp 
affected plaster should ideally be removed and the underlying structural surfaces 

should be cleaned and resealed, prior to re-plastering or the provision of internal dry 

lining. This action is necessary in order to remove any trace of hygroscopic (water 
attracting) salts, from within the damp-affected plaster; should this process not be 

completed, the decorative surface may continue to bubble and / or give a minor damp 
reading, despite the alleviation of the source dampness. 

 
Consideration should ideally be given to providing increased ventilation to the flat 
roofs, in accordance with modern building practice, in order to allow adequate air 

circulation, and help alleviate any possibility of the environmental conditions for rot 
from occurring in the structural timbers, in the future, in accordance with modern 

building practice. 

 
Although none evident during my inspection, there is no guarantee that this building 

does not contain material containing asbestos fibres. Should any such guarantee be 
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required, an asbestos survey should ideally be carried by a specialist and it is suggested 

that any recommendations from this report be fully implemented; any asbestos should 

ideally be removed by an appropriately licensed contractor, in accordance with current 
guidelines / legislation. 

 
 

 

 
A.1. STRUCTURAL MOVEMENT 

 
 Main walls appeared to be in a generally satisfactory condition at present, although there 

were a number of minor cracks and areas of general distortion noted to the external brick 

elevations 
 However, this historic cracking / movement appears to be common and acceptable 

movement for a property of this age and form of construction and appears generally long 

established  

 Despite this evidence of a degree of historic settlement, there was no current indication of 

significant, structural instability / foundation weakness 
 Nature of sub-soil unknown, although likely to be on óLondonô clay-base 

 Quite common, minor thermal and shrinkage movement noted internally  

 

ACTION: 
 

The relatively recent extension and alterations will have required significant 

structural strengthening, under Building Regulations, as this will have placed a 
considerable additional load onto the existing foundations; a Structural Engineer 

should therefore, have been employed to provide the relevant calculations; your 
Solicitor should establish that all relevant paperwork / consents are in order.  

 
It should also be established whether there is record of any historic structural repair 

or foundation strengthening undertaken to the subject property, as this property is 

likely to be built on a shrinkable ‘London’ clay-based sub soil, which is susceptible to 
shrinkage or expansion according to its moisture content and seasonal movement 

cannot be ruled out.  
 

As the sealed floor traps could not be lifted, it is recommended that a full CCTV 

survey be carried out in order to establish the condition of the below ground drainage 
channels, particularly as there appears to be a number of drainage channels running 

directly below the subject property. It should therefore, be established that there are 
no significant defects or leaks from the system, as undetected leaks over a long 

period of time, can lead to foundation weakness and the possibility of localised 

structural movement, if left unalleviated. 

 
A.2. DAMPNESS 

 
 Evidence of very minor, current localised rising and penetrating dampness noted 

 Internal tests with a hand-held, electronic moisture meter were generally within acceptable 

limits, with the exception of these very localised areas; 

 
1. Below a number of the window cills  

2. The rear pier of the chimney breast to the rear RHS, on the lower ground floor   

3. To the ceiling of rear room (study / bedroom) on the first floor, below the parapet LHS  
 

 Minor water ingress often occurs around the seals / cills to sash windows and is of no real 

significance 
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 The original, presumably slate, damp proof course (DPC) was not visible behind the render / 

plinth and although there was no evidence of a more modern injected, chemical DPC, I 

suspect that comprehensive damp-proofing / tanking was undertaken as part of the most 

recent refurbishment and your Solicitor should establish that all relevant paperwork / 
insurance-backed guarantees are in order 

 
 

 In general, the external solid brick walls appear to be of sufficient thickness to prevent 

significant penetrating dampness and assuming that the seals around the windows are 

regular overhauled, regular external redecoration is undertaken and the exposed, external 
brick elevations are regularly overhauled (re-pointed and re-sealed), any future potential 

problems should be minimal 
 

 
 

ACTION: 

 
It is assumed that there will be current valid ‘bonded’ (insurance backed) guarantees 

in existence for the extensive damp proof treatment / tanking to the lower ground 
floor walls; the Solicitors should check detail. This will be particularly important to 

the front vault (now a split-level bathroom), which according to the planning records 

was excavated, sometime during or since 2004 and for all other areas below ground 
level (e.g. the rear sections of the lower ground floor accommodation, which are 

directly below the external courtyard areas and around the window lights, which are 
often areas of weakness and may be susceptible to water ingress in the future should 

the flashing detail fail for any reason). 

Very localised areas of current dampness and any areas which may develop in the 
future, should be sourced and alleviated, under bonded guarantee. Internally, the 

damp affected plaster should ideally be removed and the underlying structural 
surfaces be allowed to dry out; the surface should then be cleaned and resealed, prior 

to re-plastering or the provision of internal dry-lining. This action is necessary in 
order to remove any trace of hygroscopic (water attracting) salts, from within the 

damp-affected plaster; should this process not be completed, the decorative surface 

may continue to bubble and / or give a minor damp reading, despite the alleviation of 
the source dampness. 

 
The external brickwork (to the rear and to the parapets) and render coat (to the front 

elevation) appeared currently in a generally satisfactory condition, although should 

ideally be regularly repaired / re-pointed and resealed, with any spalled and 
damaged sections overhauled; the exposed brickwork could be applied with a silicon 

based weatherproof sealant in order to minimize the possibility of future water 
ingress; this action is necessary in order to prevent water penetrating the cracks and 

through to the internal surfaces. All seals around window and door openings should 
be regularly overhauled and resealed, with a proprietary plasticized / mastic type 

sealant, in order to prevent future water penetration in these areas (N.B. Refer to 
A.2.1. above). 

All solid floors (in this case to the lower ground floor) should have been provided 

with a damp proof membrane (DPM), as part of the most recent refurbishment / 
damp proofing, in order to prevent rising dampness. It was not possible to ascertain 

whether the solid floors have a suitable DPM, due the presence of the fixed floor 

coverings; however, there was no evidence of significant current rising dampness.  

The subject property has flat / shallow pitched roofs over the main section and main 

rear projections (i.e. the lower roof forming the roof terrace), which were currently in 
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a visually satisfactory condition. However, built-up flat or shallow pitched, asphalt / 

felt roofs do have a limited life of between 10 to 15 years after which replacement 

becomes inevitable. Very localised current water ingress / damp staining noted to the 
ceiling of the rear room (study / bedroom), on the first floor, below the parapet LHS 

(N.B. Refer to A.2.3. above); presumably caused by a minor leak to the felt covering 
or a section of defective flashing above, which should be sourced and alleviated. 
 

Most modern, windows are provided with vents set within the framework, in order to 
minimize potential problems with condensation moisture internally. However, many 

of the traditional single glazed, sash windows and casements and traditional timber 

doors to this property are not fitted with vents and therefore, some condensation 
dampness may occur during the colder months; as a result, it may therefore, be 

necessary to make minor improvements to internal ventilation provisions, in areas. 
Condensation dampness can be alleviated by reducing the water content within the 

internal air, improving ventilation and reducing the temperature differential between 
the internal and external temperatures.  

 

 
A.3. WOODWORM, DRY ROT AND OTHER TIMBER DEFECTS 

 
 I would expect that much of the original joinery has now been replaced and / or was treated 

for timber infestation as part of the last major refurbishment  

 Where visible and accessible, the external joinery appears in a reasonable, serviceable 

condition at present 

 However, not every section of external joinery could be inspected and some localised wet rot 

may exist beneath the decorative paint surfaces 
 Internally, my limited inspection, revealed no live wood-boring activity or significant rot to 

the exposed joinery, although live wood-boring activity is common within original joinery, 

properties of this age and form of construction  
 I cannot rule out the existence of rot to the concealed joist ends, where there has been 

water ingress in the past or to live wood boring activity in areas of unexposed / concealed 

joinery within the property 
 

 

ACTION: 
 

Whilst I would hope that a majority and ideally all of the older / original joinery was 
exposed, inspected and overhauled, where necessary, as part of the most recent, 

major refurbishment, should no current timber treatment guarantees exist, it is 

suggested that a suitably qualified contractor inspects any accessible, original 
internal joinery, once the property is cleared of furniture and / or carpeting and any 

recommendations for the eradication of any live wood-boring activity noted be fully 
implemented, under a bonded (insurance backed) guarantee. 

 

The suspended timber joist ends could not be inspected; it is possible that some older 
/ original joists may well require treating for localised wet rot and live wood-boring 

activity, in order to maintain their structural integrity, in the future. 
 

When exposed, any area of joinery damaged or weakened by defect should be cut out 
and replaced with new treated timber; all roof timbers should also be treated with 

preservative, when the coverings are next renewed. 

 
Should any live wood-boring activity be detected internally, the main objective is to 

ensure that the infestation is eliminated by the use of an insecticide fluid, which 
should be sprayed over every surface of timber, within infected areas; the timber 

should then be impervious to attack. If the treatment had been carried out by a 
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specialist firm of reputable contractors, we would expect the work to be guaranteed 

for a term of around 20 years. 

 
Consideration should ideally be given to providing increased ventilation to the flat 

roofs, in accordance with modern building practice, in order to allow adequate air 
circulation, and help alleviate any possibility of the environmental conditions for rot 

from occurring in the structural timbers, in the future, in accordance with modern 

building practice. 
 

All joinery was currently visually satisfactory, where accessible and was presumably 
inspected in detail and overhauled / replaced, where necessary, as part of the most 

recent, major refurbishment,; however, the external joinery will require periodic 
redecoration and overhaul, with any areas of localised wet rot to be cut out and 

replaced with new treated timber, prior to a redecoration. 

 
 

 
 

 

 
A.4. THERMAL INSULATION 

 
 The standard of thermal insulation was considered to be adequate, but may be below a 

minimum standard now specified under current Building Regulations 

 Insulation details to the flat roofs, internal partitions and floors not known   

 Walls are of solid brick construction and the windows and doors predominantly of single 

glazed specification  

 Some double-glazing provided (i.e. to the upper bedroom windows and to the window / 
ceiling roof lights, to the lower ground floor) 

 The walls to the loft conversion (5th floor) are fully dry-lined as are presumably sections to 

the lower ground floor 

 
 

 
ACTION: 

 

Single glazed windows and solid walls are of a relatively low insulation quality and, 
therefore, it is recommended that consideration be given to providing additional 

double or secondary glazing, in liaison with the Conservation Officer. 
 

Obviously any improvement to the thermal insulation within the property should help 

reduce heating bills, prevent potential problems with condensation, rot and damp 
and reduce noise transmittance levels. 

 
It is possible to improve the thermal insulation qualities of solid walls, by provision of 

insulation bats and dry-lining, if desired. 
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SECTION B: 

 
 

DESCRIPTION & SITUATION 
 
N.B. All references to left or right hand side (LHS or RHS) are given as when viewing 
the front elevation of the property from the Cornwall Gardens road frontage and 
facing due south. 
 
B.1. DESCRIPTION & SITUATION 

 
 Cornwall Gardens is Grade II listed, mid-terrace, period house, understood to have been built 

between 1863 and 1877 by Thomas Cundy III, the then surveyor to the Broadwick family 

estate, on which Cornwall Gardens was constructed 

 The subject property is located on the southern side of Cornwall Gardens, overlooking a well-

maintained garden square and appears to face approximately north 
 The property also falls within the Cornwall Conservation Area (Queens Gate Ward) 

 Located within a very popular and highly sought after, predominantly residential area just to 

the north of Cromwell Road, between South Kensington (to the south) and Kensington High 

Street, to the north  
 Close to all local amenities on Gloucester Road (A4), which is one of the major western 

routes into central London, via Knightsbridge and Hyde Park Corner 

 Rear vehicular and pedestrian access from the cobbled mews road to the rear (Cornwall 

Mews South, which is accessed off Launceston Place)   

 Set within a regular shaped, approximately rectangular plot, with a very limited outside space 

(i.e. small front light well at lower ground floor level and an óLô shaped courtyard to the rear, 
at raised ground level) 

 No garage or off road car parking space within the subject curtilage  

 Gross internal / Built Floor Area (GIA), in the region of 632 m2 (6800 sq.ft.) 

 In my opinion, the current Reinstatement Value, for insurance purposes, should be in the 

region of £1,250,000 
 

 
 

B.2. ACCOMODATION  

 
Refer to layout floor plans; APPENDIX: IV. 
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SECTION C: 
 

 
GENERAL CONDITION AND EXTERNAL STATE OF REPAIRS 
 

C.1. CHIMNEY STACKS & FLUES (See notes on; INTERNAL FIREPLACES). 
 

 Shared party parapet stacks noted to the both sides of the property (i.e. shared with both 

adjacent properties) [N.B. óS1ô= LHS & óS2ô = RHS] 
 Both stacks (i.e. to either side of the main section) had approximately 25-flues in a linear 

configuration, front to rear, contained within the main party walls  

 It is unclear how many and which of the flues serve the subject property  

 Currently all are flues appeared to be open / uncapped, with pots, bedded on sand and 

cement flaunching 
 Clay pots  to S and double height, sand coloured concrete pots to S2 

 The brickwork, to both stacks, facing into the subject property was fully rendered 

 The óshouldersô to the adjacent parapet wall are also fully rendered; it is therefore unclear as 

to whether these are topped with coping stones below the render  

 and lead dressed to the rear down slope 

 TV aerials affixed to both stacks (south /east facing); satellite dish to S2 

 Minor spalling and cracking noted to both the brickwork and flaunching to the pots 

 A number of the pots to the LHS were currently cracked and / or showed signs of minor 

damage  

 Chimneys are particularly exposed to the elements and should have suitable damp proofing 

above the junctions with the roofs and other abutments; lead / zinc flashings noted at 
junction with the roof slopes  

 An inspection from the main roof revealed the stacks to be in a generally serviceable 

condition, at present  
 

ACTION: 

 
In general, the stack brickwork and flaunching was satisfactory as present and there 

was no evidence of current water ingress. However, in the future these will require 
periodic overhaul; any defective render should be cut out and renewed with a 

waterproof additive in the mix. Re-sealing with a chemical / silicon based 
weatherproof sealant, should minimise the possibility of future water ingress. Any re-

pointing or overhaul to the flaunching to the pots deemed necessary should also be 

carried out with a waterproof additive in the cement mix.  
 

The flues serving the subject property should ideally be identified. Some of the 
existing flues and pots are clearly now obsolete and all disused / obsolete flues / 

pots should be suitably capped and vented, in accordance with modern building 

practice. If any existing flue is to be used, confirmation should be obtained prior to 
use, that there are adequate intact flue linings. 

 
The brackets securing the aerials / satellite dishes should be kept secure to prevent 

damage to adjacent brickwork. It should be established who is responsible for 
maintenance of the stacks, as this is likely to be a shared responsibility with both 

neighbouring properties.  
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C.2. MAIN ROOFS 

 
 The main section is built under a presumably timber framed, óflatô roof deck (i.e. very shallow 

pitched), which is currently covered with a mineral felt  

 Brick parapet walls to both sides; the inner elevations of the parapet walls are fully rendered  

 Front and rear óMansardô pitch facades, covered in natural slates 

 Open extractor vent to rear down slope   

 Lead / zinc detail / coverings noted to the small dormer projections; 3 no. to both the front 

and rear down slopes  
 This roof is designed to drain surface water down a very shallow gradient, to both the front 

and rear, from a central óapexô; surface water will then run down the pitched Mansard 

facades and collect in open box / valley gutter to both front and rear 

 The surface water should then drain through the lead/ zinc lined chutes in the adjacent 

parapet walls and into upper hopper heads and connected to down pipes affixed to the main 
front and rear elevations (See C.3. RAINWATER GOODS) 

 Copings stones noted to both front and rear parapet walls, with a painted metal, handrail 

fitted to the rear parapet, in order to allow safe access from the upper windows to the rear 
fire escape (rear RHS; also see C.4. MAIN WALLS) 

 The valley gutters were partially blocked at present with leaf litter etc. and should ideally be 

cleared,  to allow efficient surface water discharge into the rainwater pipes  
 A main internal, PVC soil and vent pipe vents through the flat roof to the front RHS  

 A mentioned, the lower flat roof (over the first floor rear bedroom or study) is also a flat roof, 

enclosed by a low level, perimeter, rendered brick parapet wall, which is topped with copping 

stones; painted metal outer perimeter handrail; this flat roof is now used as a roof terrace 

and is covered in a timber decking (i.e. over the top of felt or asphalt covering) 
 The surface water should drain over the under surface (i.e. below the decking) down a 

shallow gradient from front to rear through a chute in the end parapet wall and into a hopper 

head and down pipe affixed to the rearmost external elevation 
 The small section of roof over the 2nd floor, rear lobby, providing access out onto this roof 

terrace, is also built under a presumably timber framed, flat roof, which is covered with 

asphalt (N.B. this roof is accessible from the en-suite bathroom to the rear third floor 
bedroom) and with asphalt upstands and lead / zinc flashings at the junction with the flank 

parapet walls and the main rear elevation 

 This flat roof is designed to drain surface water down a shallow gradient from front to rear 

into a rear gutter  
 No specific vents noted to any of the flat roof coverings 

 A long, pitched run of concrete coping stones, tops the external party / parapet wall RHS and 

extends from the main rear elevation down to meet the RH parapet to the roof  terrace 

 Lead / zinc flashed, mono-pitched, frosted, light blue coloured glass roof light over the half-

landing to the 1st  floor half-landing; with external low level, brick parapet wall, topped with 
concrete coping stones 

 Similar, presumably toughed, frosted, light blue coloured glass forms part of the floor to the 

external, side walk-way and is surrounded by timber decking, which is in essence also a flat 

roof section over part of the rear, lower ground floor accommodation  
 Double-glazed, lead / zinc flashed,  roof / window lights over sections of lower ground floor 

accommodation, which presumably infill original areas of external light well; see notes C.5. 
EXTERNAL JOINERY) 

 Asphalt covering to the front balcony and porch projection  
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ACTION:  

 

The flat roofs all appear to be in a generally reasonable and water tight condition, at 
present; however, the surface / covering was not visible below the decking to the 

terrace and there was very localised current water ingress / damp staining noted to 
the ceiling of the rear room (study / bedroom), on the first floor, below the parapet 

LHS. There is presumably caused by a minor leak to the felt covering or a small 

section of defective flashing above, which should be sourced and alleviated.  
Lead / zinc flashing below, the mono-pitched, frosted, light blue coloured glass roof 

light, over the half-landing to the 1st  floor half-landing was a little untidy and would 
benefit from some re-detailing in order to ensure that there is no localised water 

ingress. 
 

Your Solicitor should establish whether there are any guarantees, relating to the 

roofs, which will be conveyed with this property. It should be noted that flat roofs 
should be regularly inspected as part of a planned maintenance programme and any 

patch repairs be carried out, where necessary, as leaks can often develop in this type 
of roof covering, without prior warning. Built-up flat or shallow pitched, asphalt / felt 

roofs, do have a limited life of between 10 to 15 years after which replacement 

becomes inevitable. 
 

As mentioned, it is unclear as to whether the main roof terrace over the rear, three-
storey projection, was already in existence / in formal use at the time, when the most 

recent refurbishment work was undertaken and whilst this flat roof may well have 

been used by the Vendor and / or previous occupiers as a roof terrace, this area may 
not have formal planning consent for use as such. Your Solicitor should therefore, 

establish whether this has formal consent or even an informal prescribed right of use 
(i.e. established under prescription / a ‘Certificate of Lawfulness’) and a formal right 

of use should be established. Furthermore, it may be that this roof was not 
specifically designed for use as a roof terrace and as a result, there is no guarantee 

that the roof joists are of the required size and specification to take the increased 

loads associated with use of / as a roof terrace.  
 

Brickwork above roof level (parapets and stacks) is particularly exposed to the 
elements and should be regularly re-pointed and re-sealed to prevent localised water 

ingress; it is therefore, essential that the flashings and copings are regularly 

inspected and re-sealed where necessary, in order to prevent localised water ingress 
into the internal areas, in the future. Minor current cracking noted to the parapets 

and coping stones in areas. 
 

Adequate ventilation should be provided to all flat roofs, in accordance with modern 
building practice, in order to ventilate the structural roof joinery and to allow 

adequate air circulation and help prevent significant rot from setting into the roof 

joinery, in the future; there was no current evidence of specific / adequate 
ventilation. 
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C.3. RAINWATER GOODS (óRWGsô - GUTTERS AND DOWNPIPES) 

  

 Also see notes on surface water drainage to the main roofs in C.2. above 

 RWGs noted to both the front and rear elevations 

 Upper lead / zinc lined, box/ valley gutters, drain into hopper heads and main down pipes 

 1 no. PVC hopper and main down pipe (LHS) takes the surface water from the front section 

of the main roof; presumably connects, below the front steps leading down to the front light 
well, into the combined foul and surface water, below-ground drainage system 

 The front balcony / porch projection drains into a hopper below the porch roof and into a 

secondary down pipe which enters the below-ground drainage system, below the front light 
well 

 1 no. PVC hopper and main rear down pipe, takes the surface water from the rear section of 

the main roof; this down pipe runs down the main rear elevation across the top of the LHS of 

the parapet wall to the mono-pitched glass roof and picks up the surface water from the 
gutter serving to flat asphalt, roof directly above 

 As mentioned, the surface water should drain over the under surface (i.e. below the decking) 

down a shallow gradient from front to rear through a chute in the end parapet wall and into 
a hopper head and down pipe affixed to the rearmost external elevation and presumably 

connects into the combined foul and surface water, below-ground drainage system 
somewhere to the rear of the lower ground accommodation (N.B. the lower section of this 

down pipe is concealed internally) 

 It was not raining at the time of my inspection and therefore, no comment can be made as 

to the specific current efficiency of the system  
 It is assumed that the surface water then drains into a combined drainage systems, which 

runs directly below the house and flows into the main sewer somewhere under the road at 

the front of the building (see later notes on DRAINAGE) 
 

ACTION: 

 
It is essential that the valley / box gutters, hopper heads and down pipes be kept in a 

clear and well sealed condition, as any leaks will allow water discharge onto the main 
structure and may lead to associated damp problems. 

 
All drainage channels and gullies should cleared of debris, in order to prevent any 

potential blockage and back-up, from preventing efficient discharge of the surface 

water within the relevant, below ground drainage system.  
 

Also see later notes in D3. DRAINAGE. 
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C.4. MAIN WALLS AND DAMP PROOF COURSE  

 
N.B. The main outside walls have been inspected from ground level. In the absence of 
instruction or authority to fully expose / excavate the foundations, you must accept 
the possibility / risk of unseen defects. However, unless specifically mentioned 
below, we have not noted any significant ground defects, which may have been 
caused by defective foundations or signs of defective foundations. 
 

 Main walls appear to be predominantly of solid brick construction, with full-height, grey 

painted, Stucco style render to the front elevation 
 Cantilevered balconies to the front elevation (presumably reinforced concrete / stone)  

 Exposed, facing brickwork elevations to the uppers sections of the main rear elevations; 

rendered (white painted) to the lower sections and rendered inner elevations to all parapets 

 The external render appeared in reasonable condition, where visible / accessible  

 Main walls appeared to be in a generally satisfactory condition at present, although there 

were a number of cracks and areas of minor distortion noted to the exposed, external 

brickwork to the rear elevations; areas of general historic re-pointing noted 
 The cracks are predominantly focussed around window and door openings; historic re-

pointing to cracks below a number of the windows 

 However, this historic cracking / movement appears to be common and acceptable 

movement for a property of this age and form of construction and long established  
 Despite this evidence of a degree of historic settlement, there was no current indication of 

significant, structural instability / foundation weakness 

 It was not known specifically whether there was any form of vertical DPM, where the 

parapets and the external steps and walls abut the main elevations 

 Various service pipes, airbricks, vents / flues and fixings observed to the main walls 

 Black-painted, metal / cast iron fire escape affixed to the upper section of the main rear 

elevation (4th floor), with metal brackets; a black-painted, metal / cast iron ladder, with 
matching safety óringsô, is then affixed to the wall above allowing ómeans of escapeô down 

from the main rear upper windows (5th floor), via the parapet  
 

ACTION: (Also see notes on; MOVEMENT & DAMPNESS) 
 

Although the walls were in a generally satisfactory condition at present, minor 

localised repair will be necessary, in order to maintain the structural integrity and 
water tight condition, in the future. This should include; 

 
 The fixings to the metal / cast iron ladder and safety ‘rings’ should be re-secured. 

 Overhaul of all seals around the window and door openings should ideally be 

carried out with a proprietary plasticized, mastic type sealant. 

 Some penetrating dampness may well occurring to the solid walls in the future 

and it is, therefore, suggested that the external brickwork be regularly 

overhauled and maintained in a suitably sealed and well-pointed condition. 
 Grinding out and re-pointing of any soft / blown mortar joints and replacement of 

any badly spalled, cracked or damaged sections of brickwork / render. 

 Consideration should be given to regular re-sealing with a silicone base (or 

equivalent) waterproof solution, in order to ensure that there is no future water 
ingress through to the internal surfaces. 

 It is essential to keep all RWGs and service pipes in a suitably sealed and free-

flowing condition, in order to prevent leaks from the system and localised 
dampness and staining occurring to the main walls, in the associated areas. 
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 Minor overhaul / re-sealing may be necessary around the service pipes / over 

flow pipes and down pipes in order to prevent localised water ingress. 

 It is suggested that all vents be kept unblocked and free of debris, in order to 

allow adequate air circulation internally. 

 Ideally vertical DPMs should be provided where the rear external walls abut the 

main elevations, in order to prevent localised water ingress. 
 

 
C.5. WINDOWS, DOORS AND EXTERNAL JOINERY  

 

 All windows and doors were predominantly of timber specification and in a generally 

serviceable condition, at present; presumably the external joinery was comprehensively 
overhauled as part of the latest refurbishment  

 Roof lights to the lower ground floor accommodation were more modern, sealed unit, 

double-glazed specification 
 Windows are predominantly traditional, single glazed, painted, timber sash design, set in 

matching timber frames, which I presume to be the originals 

 Replica, sash-style windows with PVC rod mechanism and double-glazing, to the top floor  

 A set of timber framed, timber double doors, with full height, multi-paned, single glazing, to 

the front elevation, at second floor level, to the master bedroom, accessing the Juliet balcony 
 3 no. full height, single glazed, sash windows provide access to the front balcony, from the 

first floor reception 

 Solid timber panel front door with single glazed wing windows and window light over 

 Painted timber panel door, with glazed upper sections to the lower ground floor (accessed off 

front light well) and also accessing the rear external courtyard 

 Not every section of external joinery could be inspected some localised wet rot may exist 

beneath the decorative paint surfaces and certainly current wet rot was noted to areas 
 

 
ACTION: 

 

All currently visually satisfactory where accessible and presumably inspected and 
overhauled, where necessary, as part of the most recent, major refurbishment; 

however, in the future, any areas of localised wet rot should be cut out and replaced 
with new treated timber, prior to a redecoration. 

 
The older/ original ‘sash’ windows will require ongoing maintenance, in order to 

allow efficient operation; some of the older sash cords may require replacement. 

Some windows will require easing and adjusting and overhaul of the seals around the 
openings, in order to prevent minor water penetration in these areas, in the future.  

 
It may be cost effective (i.e. significantly reducing heating bills and ongoing 

maintenance liabilities) to consider, in consultation with the Building Inspector and 

Conservation Officer, gradually refurbishing all of the original windows, doors and 
joinery, and replacing the single glazing with modern, sealed unit, double glazing. 

 
 

C.6. EXTERNAL DECORATION 
 

 I have not made detailed notes regarding the external decorative condition of the property, 

which you have no doubt seen for yourself, although I would describe the decorative 

condition as generally good 
 

ACTION: (See notes on MAIN WALLS and EXTERNAL JOINERY) 
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As mentioned, it is recommended that all external joinery be periodically overhauled, 

to include sanding down and cutting out of any areas of minor wet rot, priming, re-

staining and preparation prior to redecoration, in a proprietary wood preservative, or 
painted in a proprietary weather resistant, external quality paint.  

 
The exposed brickwork should be periodically re-pointed and re-sealed and the 

render patch repaired, in order to prevent further water ingress. 

 
Overhaul of all seals around the window and door openings should ideally be carried 

out with a proprietary plasticized, mastic type sealant. 
 

 
 

 

 
 

 
 

 

 
 

 
 

 

 
 

 
 

 
 

 

 
 

 
 

 

 
 

 
 

 
 

 

 
 

 
 

 

 
 

 
 

 

 
 

 



                                                                       
 

Cornwall Gardens, London                                  19 

 

 

 
SECTION D: 

 
OUTBUILDINGS AND THE SITE 

 

D.1. GARAGES & OUTBUILDINGS  

 No garage or off road car parking space within subject demise   

 Residentsô car parking bays within the adjacent roads 

 No outbuildings, the front vaults now have been incorporated within the living 

accommodation to the lower ground floor 

 
D.2. THE SITE 

 
 Set within a regular shaped, approximately rectangular plot, with a very limited outside space 

(i.e. small front light well at lower ground floor level and an óLô shaped courtyard / walk-way 

to the rear, at raised ground level) 

 Presumably toughed, frosted, light blue coloured glass forms part of the floor to the external, 

side walk-way / courtyard and is surrounded by timber decking, which is in essence also a 
flat roof section over part of the rear, lower ground floor accommodation  

 Rendered and white painted external retaining / boundary walls  

 Mirrors mounted to internal elevation of boundary wall to rear LHS (opposite the window to 

the rear ground floor study) 
 External concrete, tiled steps down to a solid gate to the rear, provides pedestrian access out 

into a cobbled residential mews (Cornwall Mews South) 

 Front light well with rendered retaining walls, had concrete floors, covered in slate tiles 

 Decorative, black-painted metal, perimeter railings around the front light well  

 

ACTION: 
 

All boundaries appeared to be adequately defined, although it is suggested that the 
Solicitors acting establish the exact location of all boundary lines, the precise area / 

curtilage of property to be conveyed and establish what Rights of Way, easements 
and wayleaves, particularly in relation to the rear mews; I recommend, that full 

enquiries are made by your legal advisors regarding rights and liabilities regarding 

the boundary walls.  
 

All areas of paving / hard standing should be kept in a satisfactory condition, well 
bedded and level, in order to prevent the possibility of injury to persons moving in 

and around the curtilage.  

 
The surface / coverings and flashing detail was not visible below the decking to the 

courtyard. 
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D.3. DRAINAGE 
 

 Thought to be connected to the mains drainage system, which is likely to be an old style, 

combined foul and surface water sewer 
 Precise location of drainage runs and main sewer is unclear  

 No special tests were carried out, but a flow of water, at an adequate pressure, was obtained 

from each of the cold taps and all the showers, baths, sanitary fittings and sinks appeared to 

be discharging satisfactorily into the below ground drainage system, at present 

 The visible sections of pipe work, within the property, are run in relatively modern copper 

detail and no readily apparent defects were seen; it is presumed that the water service pipes 
were overhauled / renewed as part of the last major refurbishment  

 It should be noted, however, although unlikely, if any concealed sections of older pipe work 

are still in use within the property, they will be approaching the end of their useful design 
life, with an increased likelihood of leaks and blockages developing 

 1 no. external inspection chamber noted to the front light well; the lid was not lifted and 

therefore, the chamber not inspected  
 A number of sealed internal inspection covers noted to the floor of the lower ground floor 

accommodation; these covers were sealed and / or too heavy to lift and the chambers were, 

therefore, not inspected 

 1 no. main PVC S&VP affixed to the front elevation (RHS), which presumably takes the foul 

water from the front en-suite bathrooms, this then enters the below-ground drainage system, 
below the front light well (having passed through a hole in the main balcony deck) 

 1 no. main PVC S&VP affixed to the rear elevation, which presumably takes the foul water 

from the rear en-suite bathrooms; this presumably connects into the combined foul and 
surface water, below-ground drainage system somewhere to the rear of the lower ground 

accommodation, having passed through a flashed hole in the roof light (N.B. the lower 

section of this down pipe is concealed internally) 
 

ACTION:  
 

Ideally Thames Water should be contacted and asked to confirm detail regarding the 
layout and specification of the mains sewer system. It should be established that 

there is no adverse history relating to site drainage. 

 
It is recommended that full water test and / or CCTV survey be carried out in order to 

establish the condition of the foul drainage system and below ground channels. It 
should be established that there are no leaks from the system, as leakage of this type 

can lead to foundation weakness and the possibility of localised structural movement, 

if left unalleviated.  
 

As specified under current Building Regulations, internal inspection chambers 
appeared to be sealed traps (double hatch). 

 
Whilst site drainage provisions appeared satisfactory, all drainage channels should be 

regularly rodded through and cleared of debris in order to prevent any possibility of 

blockage and back up occurring, in the future.  
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SECTION E: 
 

 
INTERNAL CONDITION 

 

E.1. ROOF VOIDS 
 

None 
 

E.2. CEILINGS 
 

N.B. These have been inspected from the internal floor level, but, fittings and any 
area of false ceiling have not been removed. 
 

 Appear to be predominantly, replacement modern boarding / modern plasterboard sheets, 

tacked to the underside of the ceiling joists  
 However, there may be some concealed sections of original lath and plaster construction 

remaining  

 Decorative coving and ceiling órosesô to the main rooms, as the ceilings appears to have been 

mostly replaced with plasterboard, these decorative feature may not all be the originals 

 Recessed spot lights to majority of areas and also integral audio system speakers (fro the 

central entertainment system; see Section F. SERVICES)  
 Ceilings appeared to be in a generally serviceable condition at present, and were presumably 

predominantly replaced as part of the last major refurbishment  

 There was evidence of only minor hairline cracking to areas, around the plaster board sheets, 

which is common and caused by minor shrinkage, as opposed to more significant movement 
to the structure 

 Very localised damp staining noted o the ceiling of rear room (study / bedroom) on the first 

floor, below the parapet LHS; likely to have been caused by defective flat roof above 
 

ACTION: 

Generally satisfactory; However, see notes on DAMPNESS. 
 

Any lathe and plaster sections will be nearing the end of its design life and may well 
be suffering from a degree of deterioration and live wood-boring activity to the 

timber lathes. 
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E.3. WALLS AND PARTITIONS 
 

N.B. These have been inspected from the internal floor level, but, fittings, furniture, 
pictures, mirrors etc. have not been removed. 
 

 All walls, where visible, appeared to be in a generally satisfactory and serviceable condition, 

at present 
 All movement appears to have been long established, and non-progressive, and there is no 

sign of significant fractures caused by more serious, foundation movement or structural 

weakness at present 
 Internal walls and partitions were thought to be a combination of predominantly single skin 

brickwork, plastered both sides and sections of timber studwork 

 All areas of both original timber studwork and more modern lightweight timber studwork 

were either covered or infilled with plasterboard / ply board sheets, together with areas of 
original lathe and plaster; this could not be established without the removal of the decorative 

finish, which was not practical 

 Walls fully dry-lined to the 5th floor  

 Under normal circumstances the lower ground floor partition walls are supported on corbled 

brick foundations  
 Without extensive / disruptive investigations, I cannot confirm that the walls are adequately 

supported, although there is no current evidence of unnecessary strain / overburden 

 Similarly the partition walls on the upper floors should be built either immediately above 

lower level load-bearing walls or the floors below, which should have been adequately 
strengthened to carry the weight  

 I cannot confirm that these walls are adequately supported, although there is no evidence of 

unnecessary strain or overburden, at present 

 Some of the original walls have been removed to provide the current accommodation 

 However, there does not appear to be any evidence of unacceptable stress and it is 

therefore, assumed that suitable lintel support has been provided in these areas (although 
not confirmed); only minor historic differential cracking noted 

 All historic cracks are thought to be a result of general settlement movement, as is quite 

common in buildings of this age and form of construction 
 In addition, a number of the internal door heads and window frames particularly to the upper 

floors, have dropped and distorted slightly, which again is quite common and caused by both 

natural settlement and thermal shrinkage movement 
 Damp, loose and blown plaster noted in areas; see note on DAMPNESS 

 

ACTION: 

 
Visually, this latest major refurbishment appears to have been carried out to a 

reasonably high standard and there is currently no evidence of any significant major 
defects; internally, the recent fit-out appears to be of a relatively high specification. 

These works would have required formal Building Regulation Approval, Listed 

Building Consent, Party Wall Awards and a Structural Engineer’s reports, in order to 
calculate the size and specification of the structural support required to support the 

additional load / overburden and your Solicitor should establish that all relevant 
paperwork / consents are in order. 

 
Some of the original walls have clearly been removed to provide the current 

accommodation on lower ground, ground and first floor; and it assumed that suitable 

support was provided, under relevant Building Regulation Approval, at the time these 
walls were removed. Although no ‘opening up’ was carried out to inspect the nature of 

this support, there does not appear to be any evidence of unacceptable stress at 
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present and it is therefore, assumed that suitable lintel support has been provided in 

these areas (although not confirmed); only minor, acceptable historic differential 

cracking noted. 
Localised dampness should be sourced and alleviated; see note on DAMPNESS. All 

damp affected internal plaster should be removed. The underlying structural surfaces 
should be allowed to dry out, then cleaned and resealed, prior to re-plastering or the 

provision of internal dry-lining. This action is necessary in order to remove any trace 

of hygroscopic (water attracting) salts, from within the damp-affected plaster; 
should this process not be completed, the decorative surface may bubble and / or 

give a minor damp reading, despite the alleviation of the source dampness. 
 

It should be noted that all areas of tiled wall to the kitchen and bathrooms should be 
kept suitably overhauled, with any loose and damaged tiles, in the future, replaced, 

prior to regular resealing and re-grouting, in order to prevent water penetration, 

behind the tiles in these areas. 
 

 
E.4. FIREPLACES, FLUES AND CHIMNEY BREASTS 

 

N.B. Under normal circumstances flues to operational fireplaces should be swept prior 
to occupation. It is not possible to indicate the condition of the flues or the presence 
of suitable flue liners; no assumption has therefore been made as to the practicality 
of the chimneys. 
 

 Operational fireplaces noted to; 

 3 no. to the raised ground floor (i.e. front formal dining room, rear sitting area and rear 

study); all containing modern, coal-effect gas fires with natural stone-effect surrounds and 
hearths, also with a decorative timber outer surround to the study 

 Flues to S1 would serve / vent the fireplaces to the front / LHS and S2 those to the rear / 

RHS 
 2 no. to the first floor (i.e. front formal sitting room and rear sitting area); both containing 

modern, coal-effect gas fires with natural stone-effect surrounds and hearths 

 1 no. to the 2nd floor (1 no. to the master bedroom, again with a modern, coal-effect gas fire 

and natural stone-effect surround and hearth; marble effect outer surround) 
 Also decorative / obsolete, Victorian-style, cast iron inset fireplaces to the hall, leading to the 

rear lobby, the 3rd floor front bedroom and en-suite bathroom and also the 4th floor front 

bedroom 

 The remainder of the original fireplaces have now been blocked and are obsolete; most of 

which have been vented 
 However, without specific testing, it was unclear whether all of the breasts were adequately 

vented 

 Condensing boiler flues noted to the rear (exiting from lower ground floor level)   

 
ACTION:  

 
The flues serving the subject property should ideally be identified. Some of the 

existing flues and pots are clearly now obsolete and all disused / obsolete flues / 

pots should be suitably capped and vented, in accordance with modern building 
practice. If any existing flue is to be used, confirmation should be obtained prior to 

use, that there are adequate intact flue linings. 
 

The flue serving the gas-fired boilers should also be checked and it ensured that this 

conforms to modern building practice; ventilation provisions should be checked and 
improved, where necessary, for all of the gas appliances. 
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If any other fireplace to be re-commissioned, confirmation should be obtained that 

the flue linings and through ventilation provisions are adequate. A suitably qualified 

contractor / builder should inspect, and all flues to be used should conform to 
acceptable modern standards. 

 
E.5. FLOORS 

 

N.B. Floor surfaces not covered with fixed coverings have been inspected where 
possible. Fixed floorboards and fitted coverings have not been lifted, but, where 
possible, corners have been lifted sufficiently in order to attempt to identify the floor 
construction beneath. 
 
 Most of the floors were covered with various types of fixed coverings, at the time of our 

inspection and, therefore, only limited areas could be seen 

 Some if not all of the original floor bards may have been replaced by hard-boarding as part 

of the recent refurbishment 

 In general, the floors appeared in a satisfactory and serviceable condition  

 The raised ground floor and all upper floors are of suspended timber joist construction, 

thought to be covered in timber floorboards or ply board sheets 
 All suspended timber floors appeared to be suitably supported, on adequate load bearing 

structures, at present 

 The lower ground floor are of solid construction 

 The solid floors appear reasonably level and whilst it is not known whether any specific damp 

proof membrane is installed  
 Floor coverings were a combination of carpet, wood-flooring and tiles  

 

ACTION: 

 
Generally satisfactory; however, see note on DAMPNESS. 
 
The suspended timber joist ends could not be seen; it is possible that some joists or 

timber floor boards may require treating for localised wet rot and live wood-boring 
activity, in order to maintain their structural integrity, in the future, although there 

was no current indication of weakness. 

 
Any loose and damaged floorboards should be overhauled and / or re-fixed, when the 

carpets or floor coverings are next lifted. Any cracked and damaged boards should be 
re-bedded or ideally replaced. 

 

All solid floors should be provided with a damp proof membrane (DPM), in order to 
prevent rising dampness. It was not possible to ascertain whether the solid floors to 

the subject property have a DPM, due the presence of fitted floor coverings, however 
evidence of localised, current dampness would suggest there is not. The defection to 

the second kitchen (K2) should be investigated and suitable repair undertaken.  

 
 

E.6. CELLAR / VAULTS 
 

 None  

 
ACTION: 
 

It should be established that the front vaults, now included within the internal 
accommodation are specifically included within the freehold demise and these have 

been ‘tanked’ (dry-lined) internally, and ventilation improved. 
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E.7. INTERNAL JOINERY  
 

(INCLUDING WINDOWS, DOORS, STAIRCASES, BUILT-IN FITMENTS AND KITCHEN FITTINGS) 
 

 Internal timber framed, painted, panel doors of relatively good quality 

 The standard of internal joinery / fit-out appeared generally high; refer to agentsô details  

 External metal security bars to lower ground floor front ócinemaô room window 

 Internal timber panel shutters to the raised ground floor and first floor windows 

 A number of the internal door frames have dropped very slightly, which is quite common in 

properties of this age and form of construction and is likely to be caused by a combination of 

minor thermal and shrinkage movements and historic settlement movement 
 The windows and doors have been discussed; some of the windows may require minor, 

seasonal, easing and adjusting 

 Various types of furniture and locks (although not all were specifically tested) 

 Predominantly painted timber skirting boards throughout   

 The staircase structures appeared to be of satisfactory timber construction, although a 

detailed examination was predominantly prevented by the presence of fitted coverings 
 Whilst I cannot guarantee the condition of the underlying stair timbers, I found nothing to 

indicate that any major defects affected the structure 

 All internal joinery appeared to be in a generally serviceable condition, at present  

 No live wood-boring activity noted, in the internal exposed or accessible joinery 

 Predominantly decorative timber radiator covers  

 High quality, modern, ódesignerô kitchen and predominantly óMieleô integrated appliances (N.B. 

2 no. ovens) ódoubleô American-style fridge / freezer, stainless steel extractor hood, over 5-
ring gas hob, stainless steel sink and drainer, coffee machine, microwave and 2 no. fitted 

dishwashers 

 Dark granite work surface and polished wood-effect, wall and base unit cupboard doors  

 Wall-mounted, dark granite splash backs, to match the work top 

 
ACTION: (Also see notes on TIMBER DEFECTS) 
 
Window and door furniture and locks require general overhaul and the doors and 

windows which may stick seasonally, will require easing and adjusting in order to 
allow efficient operation. 

 
 
E.8. INTERNAL DECORATION 

 
 I have not made detailed notes regarding the decorative condition of the property, which you 

have no doubt seen for yourself, however, this was considered good 

 

ACTION:  
 

However, the property will obviously benefit from regular redecoration, in order to 
maintain marketability, in the future. 

 

It should be noted that all areas of tiled walls and floors should be kept in a good 
condition, suitably sealed and grouted, in order to prevent water penetrating behind 

the tiles into the walls in these areas. 
  

Any areas of loose and damaged plaster to the walls / ceilings and damaged joinery 
should be overhauled and infilled prior to redecoration. 
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SECTION F: 

SERVICES 

GENERAL ACTION: 
 

The standard and adequacy of the various services can only be established following 
a thorough inspection and test by an appropriate specialist contractor, these should 
conform to all relevant / current statutory regulations. Remarks regarding the 
services are those, which were apparent from within the constraints of a visual 
inspection only. 
 
 

F.1. ELECTRICITY 

 
 Thought to be connected to the main electricity supply, with the main meters and fuse 

boards in an internal inspection cupboard (to the front lower ground floor hall); modern trip 

switches  
 Appears to be relatively hi-tech, fully integrated óHome Entertainment Systemò (HES) with 

wall panel touch pads, to each of the main rooms, operating TV / DVD, CD and radio Hi-fi, 

telephone and alarm systems, with Category 5 (computer wiring); hubs and system control 

panels to the to the front lower ground floor hall and the cinema rooms 
 Electric showers to the bathrooms 

 Recessed spot lights and speakers to ceilings in majority of areas; appears to be a modern, 

hi-tech lighting system 

 External lighting (N.B. also provided to the roof terrace) 

 Extractors to the kitchen, bathrooms and w.c. 

 
ACTION: 

 
A copy of the relevant NICEIC Certificate should be obtained, covering the overhaul 

to the electrical system. If not, the electrical system should be inspected and tested 

by a qualified contactor, with any recommendations for overhaul / improvement to 
be fully implemented under a bonded guarantee, in accordance with the current 

requirements of the IEE (see Section F1).  
 

The specialist equipment / systems should be separately tested. 

 
 

F.2. GAS  
 

 It appears that mains gas is connected to the property, with the gas tap and meter located in 

the internal inspection cupboard to the front lower ground floor hall 

 2 no. gas-fired boilers to the lower ground floor (double cupboard to the middle room RHS) 

 
ACTION: 

 
Although appearing of modern and serviceable standard, it is recommended that the 

gas supply and fixtures (boilers) be fully tested and overhauled where necessary, by 
a suitably qualified (Corgi registered) contractor, prior to use; the gas boilers and 

flues should also be checked and it ensured that these conform to modern building 

practice. Ventilation provisions should be checked and improved, if necessary (See 
section F.4.). 
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F.3. COLD WATER AND SANITARY FITTINGS 

 
 It appeared that mains water is connected to the property 

 Some original lead pipe-work may remain in concealed areas 

 The sanitary fittings discharged satisfactorily in to the drainage system at present and 

appeared generally clean and serviceable and of a reasonably high standard 

 The bathrooms suites and fitments appeared of relatively high quality  

 
ACTION: 

 

It is however, recommended that a suitably qualified, plumbing contractor inspect 
the system, prior to use and that all recommendations for overhaul / improvement, 

be fully implemented under a bonded guarantee. 
 

 
F.4. HOT WATER AND CENTRAL HEATING 

 

 2 no. wall mounted, gas-fired boilers; assumed to be a pressurized system, with the 

'Megaflow' hot water cylinders to each floor, other than the raised ground floor 
 Assumed to vent / flue through the rear wall 

 Although not visible, inspected, tested or guaranteed, if functioning correctly, the boilers 

should provide hot water and central heating, via predominantly pressed steel radiators 

throughout 
 

ACTION: 

 
Ventilation provisions should conform to all relevant / current statutory regulations. 

 
The boilers should be inspected and fully tested to ensure that these conform to 

modern regulations; ventilation provisions should be checked and improved, if 
necessary. It is therefore, recommended that a suitably qualified, plumbing 

contractor (Corgi registered), inspect the whole system, prior to use and that all 

recommendations for overhaul / improvement, be fully implemented under a bonded 
guarantee and that a suitable annual service contract be taken out. 

 

F.5. ADDITIONAL FACILITIES 

 There appeared to be a full intruder / burglar alarm system, with wall mounted alarm control 

panel; this system was not tested or guaranteed, at the time of inspection 

 Smoke alarms noted to areas 

 Fully integrated Hi-fi, intercom and CCTV System 

 Home cinema projector and screen to the cinema room 

 A number of wall mounted Plasma TVs  

 Silent waiter between the breakfast area (lower ground floor) and ground floor study above  

 TV to master en-suite bathroom should be checked for conformity with current regulations 
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SECTION G: 
 

 
LIMITATIONS 

 

In making this report, the Surveyor has made the following assumptions, which he 
will be under no duty to verify: 

 
 That no harmful or hazardous material or technique has been used or has since been 

incorporated, in the construction of the property  

 That there is no contamination in or from the ground, and it is not landfilled ground 

 It is impracticable to comment on the state of any wall ties. 

 That good title can be shown. 

 That the property is not subject to any unusual or especially onerous restrictions, 

encumbrances or outgoings. 

 That the property and its value are unaffected by any matters, which would be revealed by a 

local search and replies to the usual enquiries, or by any statutory notice. 

 That neither the property, nor its condition, nor its use, nor its intended use is or will be 

unlawful. 

 That inspection of those parts, which have not been inspected, would neither reveal material 

defects or cause the Surveyor to alter the valuation materially. 

 I have not inspected parts of the property which were concealed, unexposed or inaccessible 

at the time of inspection and therefore, I cannot confirm whether or not these areas are free 

from rot, woodworm or other defects. 

 I have not made detailed notes regarding the decorative condition of the property, which you 

have no doubt seen for yourself. 

 That no radon gas is present at the property. 

 The standard and adequacy of the various services to the property can only be established 

following a thorough inspection and test by an appropriate specialist contractor and any 

remarks in the following report regarding the services are those which were apparent from 
within the constraints of a visual inspection only. 

 None of the services, flues or appliances have been tested or can be guaranteed. 

 I obviously cannot advise on the internal condition of the service piping. 
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APPENDIX: II 

 

Location Plan 
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Photographs   
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APPENDIX: IV 

 

Estate Agent’s  

Brochure / Sales Particulars 

 


