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RICS is the world's leading qualification when it comes to professional standards in land, property
and construction.
In a world where more and more people, governments, banks and commercial organisations demand
greater certainty of professional standards and ethics, attaining RICS status is the recognised mark of
property professionalism.
Over 100,000 property professionals working in the major established and emerging economies of the
world have already recognised the importance of securing RICS status by becoming members.
RICS is an independent professional body originally established in the UK by Royal Charter. Since 1868,
RICS has been committed to setting and upholding the highest standards of excellence and integrity 
providing impartial, authoritative advice on key issues affecting businesses and society.
The RICS Building Survey is reproduced with the permission of the Royal Institution of Chartered
Surveyors who owns the copyright.
© 2012 RICS
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This Building Survey is produced by an RICS surveyor who has written this report for you to
use. If you decide not to act on the advice in this report, you do this at your own risk.
The Building Survey aims to help you:
help you make a reasoned and informed decision when purchasing the property, or when
planning for repairs, maintenance or upgrading of the property;
provide detailed advice on condition;
describe the identifiable risk of potential or hidden defects;
where practicable and agreed, provide an estimate of costs for identified repairs; and
make recommendations as to any further actions or advice which need to be obtained
before committing to purchase.
Section B gives an outline description of what the inspection covers. A more detailed
description is contained in the 'Description of the RICS Building Survey Service' at the end of
this report.
Any extra services provided that are not covered by the terms and conditions of this report
must be covered by a separate contract.
After reading this report you may have comments or questions. If so, please contact the RICS
surveyor who has written this report for you (contact details are given in section L).
If you want to complain about the service provided by the RICS surveyor, the surveyor will
have an RICScompliant complaints handling procedure and will give you a copy if you ask.

Property address

15 East End, Sedgefield, STOCKTON ON TEES, Cleveland, TS21 3AU

018f26f9-2327-48a9-84df-0eb6e1797a85

4

Surveyor's name

Surveyor's RICS number

Company name

Date of the inspection

Related party disclosure

Full address
and postcode
of the property

Derek Askew

1136367

AC Surveys Ltd

20 February 2014

Report reference number

1402042

I am not aware of any relationship with any party involved in the sale of the subject
property.

15 East End,
Sedgefield,
STOCKTON ON TEES,
Cleveland,
TS21 3AU

Weather conditions
when the inspection
took place

When I inspected the property, the weather was dry and calm following a period of fair
winter weather.

The status of the
property when the
inspection took place

When I inspected the property, it was occupied; fully furnished and the floors were fully
covered.
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We inspect the inside and outside of the main building and all permanent outbuildings. We also
inspect the parts of the electricity, gas/oil, water, heating, drainage and other services that can
be seen, but these are not tested other than through their normal operation in everyday use.
To help describe the condition of the home, we give condition ratings to the main parts (the
'elements') of the building, garage, and some parts outside. Some elements can be made up
of several different parts.
In the element boxes in parts E, F, G and H, we describe the part that has the worst condition
rating first and then outline the condition of the other parts. The condition ratings are described
as follows.
Defects that are serious and/or need to be repaired, replaced or investigated urgently.
Defects that need repairing or replacing but are not considered to be either serious or urgent.
The property must be maintained in the normal way.
No repair is currently needed. The property must be maintained in the normal way.
Not inspected (see 'Important note' below).

Important note: We carry out a desktop study and make oral enquiries for information about matters
affecting the property.
We carefully and thoroughly inspect the property using our best endeavours to see as much of it as is
physically accessible. Where this is not possible an explanation will be provided.
We visually inspect roofs, chimneys and other surfaces on the outside of the building from ground level
and, if necessary, from neighbouring public property and with the help of binoculars. Flat roofs no more
than 3m above ground level are inspected using a ladder where it is safe to do so.
We inspect the roof structure from inside the roof space if there is safe access. We examine floor
surfaces and underfloor spaces so far as there is safe access and permission from the owner. We are
not able to assess the condition of the inside of any chimney, boiler or other flues. We do not lift fitted
carpets or coverings without the owner's consent. Intermittent faults of services may not be apparent
on the day of inspection.
If we are concerned about parts of the property that the inspection cannot cover, the report will tell you
about any further investigations that are needed.
Where practicable and agreed we report on the cost of any work for identified repairs and make
recommendations on how these repairs should be carried out. Some maintenance and repairs that
we suggest may be expensive. Purely cosmetic and minor maintenance defects that have no effect
on performance might not be reported. The report that we provide is not a warranty.

Please read the 'Description of the RICS Building Survey Service' (at the back of this report) for details of what is, and is
not, inspected.
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This section provides our overall opinion of the property, highlighting areas of concern, and
summarises the condition ratings of different elements of the property (with only the worst rating
per element being inputted in the tables). It also provides a summary of repairs (and cost
guidance where agreed) and recommendations for further investigations.
To make sure you get a balanced impression of the property, we strongly recommend that you
read all sections of the report, in particular the 'What to do now' section, and discuss in detail
with us.

Our overall opinion of the property
I am pleased to advise you that in my opinion this property is, on the whole, a reasonable
proposition for purchase, provided that you are prepared to accept the cost and inconvenience
of dealing with the various repair / improvement works reported. I found no evidence of any
significant problems, and I cannot foresee any special difficulties arising on resale in normal
market conditions.

Section of the report

E: Outside the property
F: Inside the property

Section of the report

E: Outside the property

Element
Number

E3
F1
F3

Element
Number

Element Name

Rainwater pipes and gutters
Roof structure
Walls and partitions

Element Name

E1
E2

Chimney stacks
Roof coverings

F2
F5
F6

Ceilings
Fireplaces, chimney breasts and flues
Builtin fittings (e.g. wardrobes)

F: Inside the property

Section of the report

E: Outside the property

F: Inside the property

Property address

Element
Number

E4
E5
E6
E7
E8
F4
F7
F8

Element Name

Main walls
Windows
Outside doors (including patio doors)
Conservatory and porches
Other joinery and finishes
Floors
Woodwork (e.g. staircase and joinery)
Bathroom and kitchen fittings
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G: Services

Property address

G1
G2
G3
G4
G5
G6

Electricity
Gas/oil
Water
Heating
Water heating
Drainage
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Further investigations
Further investigations should be obtained prior to legal commitment to purchase the property
(see 'What to do now')
Because of the risks from the electrical circuitry. A test of the electrical installation by an
NICEIC electrician is advised. It is expected no work will be required.
I was unable to confirm the presence of appropriate test certificates for the electrical supply,
gas system, central heating or the drainage. Appropriate legal enquiries are advised.
Dampness has been recorded in several areas, which is likely to need remedial work. This
should be referred to a reputable dampproofing contractor who is a member of the PCA. Advice
and quotations should be obtained for any necessary remedial treatment and associated works
such as replastering.
There is evidence of possible asbestos bearing materials. It is therefore strongly recommended
that you obtain the advice of a specialist Asbestos Surveyor.
There is evidence of timber infestation (woodworm) to some timbers. This should be referred to
a reputable timber treatment contractor (PCA Member) for an inspection of all timbers in the
property and a quotation obtained for any necessary treatment.
A reputable roofer should investigate the roof issue(s) and provide quotation(s) for any remedial
work(s).
A reputable building contractor should investigate the building issue(s) and provide quotation(s)
for any remedial work(s).
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Type of property

The property is a midterraced house.

Approximate year
the property
was built

Based on my knowledge of the area and housing styles, I think the property was built
between 1852 to 1856.

Approximate year
the property
was extended

A rear extension has been added to the property and based on my knowledge of
construction, I think this was built in 1972 to 1976.

Approximate year
the property
was converted

The property has not been converted.

Information
relevant to flats
and maisonettes

Accommodation
Ground floor: lobby, lounge, dining room, and kitchen.
First floor: landing, master bedroom with ensuite, three further bedrooms and a bathroom with
a WC.

Construction
The home is constructed using traditional materials and techniques. The roof is constructed of
timber and covered with tiles. The floors are in concrete or timber. The outside walls are in a
mix of brick with an air gap between the inside and outside faces (called a cavity wall) and solid
stone with some render coatings.

Means of escape
The escape is via doors to the front and rear of the building.

Security
General advice can be obtained from the local Police authority with respect to the security
measures.

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

Energy Efficiency Rating
E 46
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Services
Gas
Mains

Other

Electricity
Mains

Other

Water
Mains

Other

Drainage
Mains

Other

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

Central heating
Gas

Electric

Solid fuel

Oil

None

Other services or energy sources (including feedin tariffs)

Grounds
There is no garage. The home has an enclosed garden to the rear. There is a conservatory,
greenhouse and timber shed.

Location
The home is in a wellestablished rural area. It is approximately four miles from Stockton town
centre. The road outside the home is fairly quiet.

Facilities
The surrounding has limited local facilities. However, the nearest main facilities are available as
indicated below;
the nearest hospital is around seven miles away, the nearest police station is around one mile
away, the nearest post office is around two miles away and the nearest schools around one
mile away.
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Local environment
The property is in an area that is unlikely to flood (see section J2 Risks).

Other local factors
No other local factors were identified.
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Limitations to inspection
The weather was dry at the time of inspection; therefore it is not possible to state that gutter
joints, roof junctions and flashings, etc. are totally watertight.
I could not closely inspect the chimney stack because this could not be fully seen from the
grounds of the property.
I could not inspect the flat roof because this could not be seen from the grounds of the property.

E1
Chimney stacks

The chimney stack is made of brick with a clay chimney pot.
The flashings around the chimney stacks consist of mortar, these should be upgraded to
lead.
The cement bedding around the base of the chimney stack (called flaunching) is: cracked
and partly missing. Although the chimney pot looks satisfactory, it can be damaged when
the flaunching is repaired and you may need to replace this as well.
Old chimney flues are prone to gradual deterioration and it is possible for smoke and fumes
to escape through gaps in the mortar, at floor level or in roof spaces where the surfaces are
unplastered. It has been known for smoke to permeate between adjoining buildings. No
tests have been made but if this problem occurs, it will need to be rectified. There are
modern specialist techniques for restoring old flues by lining with concrete, which can be
done without disturbing the structure. Such work, however, is expensive.
There is a possibility of migration of salt and sulphate from the flues into plasterwork.
These salts are hygroscopic and attract atmospheric moisture which can keep the
appearance of dampness. Should this occur in the future then these areas will need to be
replastered after the brickwork behind has been concealed to prevent further salt
migration.
A Gas Safe registered engineer should be employed to check the flue is clean and
functions satisfactorily before use. Because of the provision of the gas appliance it was not
possible to inspect the flue during our inspection.

E2
Roof coverings

The main roof has a covering of concrete tiles.
The ridge tiles appear to be firmly fixed in place. It is not uncommon for ridge tiles to
become dislodged by high winds, and occasional refixing of these must be anticipated.
The surface of the roof slope to the front is uneven or undulating. Problems with the timber
roof structure below have caused this (see section F1). Although there are problems with
the roof structure (see section F1), these are unlikely to affect the roof covering.
I could not inspect the flat roof because this could not be seen from the grounds of the
property.
Flat roofs should be maintained as they can fail suddenly and spectacularly.
Whilst no evident problems were recorded to the flat roof, such roofs have a limited
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durability and can require repairs at any time. When the flat roof is next refurbished, it
should be ensured that insulation and ventilation to the roof structure is checked and
upgraded as required.
A competent roofer is recommended to inspect the roof.

E3
Rainwater pipes
and gutters

Some of the rainwater pipes and gutters are made of asbestos cement. Because of the
possible asbestos content, you should get advice from a contractor experienced in this
type of work or an asbestos specialist. This includes normal maintenance activities such
as cleaning out gutters, etc.
You may have to replace parts of the system and this can be costly.
Periodic inspection and adequate maintenance are necessary to minimise against the
potential for rainwater fittings becoming defective and create the potential for dampness.
This can lead to deterioration in the building fabric and the potential for development of
rotten timbers.

E4
Main walls

The original external walls are solid stone with some render.
These walls have no barrier against dampness from the ground (called a dampproof course
or DPC). The outside walls of most dwellings have a DPC. I could not see a DPC in the
outside walls of this property but this is not currently causing a significant problem.
Changes in outside ground conditions (for example a rise in subsoil water levels and
drainage flows) can result in higher levels of dampness at the base of the walls. When this
happens, walls without a DPC can be more vulnerable to dampness problems than walls
that have a DPC.
In a property of this age it is probable that the foundations are shallow by modern
standards. Shallow foundations are at an increased risk from sub soil movement. Roots
from trees and shrubs can also have a contributory effect to the condition of the
foundations. The risk of movement can be reduced by both maintaining the drainage in
good condition and controlling the growth of trees, shrubs and hedges.
It was noted that rendering has been carried out previously, this may be in a differing
material form the original structure i.e. Portland cement as opposed to lime based mortars,
and may trap moisture against the masonry causing accelerated deterioration of the
masonry. You should obtain the advice of a masonry specialist to ensure no further action
is necessary in this area.
Rendering may obscure defects such as movement cracks or defective brickwork. The
existence of such defects can only be established by hacking back the render, which is
beyond the scope of this survey and therefore, the risk of defects existing must be
accepted.
The external walls surfaces have been painted there will be an ongoing
decoration/maintenance burden in the future.
The extension walls are of brick with an air gap between the inside and outside faces
(called a cavity wall).
These appear satisfactory.
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E5
Windows

The windows are double glazed in stained timber framed units.
External decorations help keep the window frames in good condition. Without a protective
finish, they will rot requiring costly repairs. To prevent this, you should redecorate the
external surfaces soon.
External decorations will need regular redecoration, typically on a 35 year cycle
dependent upon the quality of paint or stain coating.

E6
Outside doors
(including patio doors)

The external doors are in stained timber in a timber frames.
External decorations help keep the doors and frames in good condition. Without a
protective finish, they will rot requiring costly repairs. To prevent this, you should
redecorate the external surfaces soon.
External decorations will need regular redecoration, typically on a 35 year cycle
dependent upon the quality of paint or stain coating.

E7
Conservatory
and porches

There is a detached conservatory in the rear garden, this is made of plastic and double
glazed units.
There is no permanent heating to this area.

E8
Other joinery
and finishes
E9
Other

Property address
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Limitations to inspection
Fitted floor coverings and furniture restricted my inspection.
I could not fully inspect the roof space because there is a high level of insulation obscuring the
ceiling joists. Consequently only a 'head and shoulders' 'inspection of the roof void was carried
out.
Within the roof space the inspection of the ceilings, tanks and pipes was restricted by loft
insulation and lagging.
Consequently, we are unable to comment fully upon the condition of these concealed areas and
therefore you must accept the risk of unseen defects should you wish to proceed without further
investigation.

F1
Roof structure

The pitched roof structure is made of timber.
The roof space has a layer of thermal insulation on the top of the ceiling.
The wall between this and the neighbouring dwelling (called the party wall) is made of
stone . The wall is partly missing and could allow fire to pass from one property to another.
To prevent the spread of fire from one dwelling to another, you should build up the wall and
seal any gaps to the underside of the roof covering soon.
The roof space must be ventilated to the outside air to prevent dampness. When installing
insulation, this ventilation must not be obstructed.
The newer concrete tile roof covering (see section E2) is too heavy and has caused the roof
structure to distort and sag. You should ask an appropriately qualified professional
(Chartered Structural Engineer) to inspect the roof and recommend a designed repair
scheme. You should do this now and it may be costly.
The underside of the roof is lined with a bituminous felt. This material provides a secondary
defence against water penetration.
The underfelt is in satisfactory condition, where visible.
The roof space must be ventilated to the outside air to prevent dampness. When installing
insulation, this ventilation must not be obstructed.
The loft insulation is laid to the ends of eaves, restricting the potential for ventilation. The
insulation material should be drawn back from the eaves to allow adequate ventilation into
the loft.
Ventilation within the roof space area was noted be limited. Unventilated or poorly
ventilated roof spaces can suffer from condensation leading to dampness and timber
decay, particularly following upgrading of any thermal insulation whereby the ambient air
temperature is reduced.
My inspection was limited due to the high level of insulation.
No comment can be made on concealed roof timbers. It is possible that these may have
suffered deterioration. Concealed timbers include the bottom ends of rafters, wall plates
and purlin ends.
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There is evidence of woodworm to several roof timbers, and this appears to be inactive, but
investigation of the entire property by a Timber specialist should be carried out with all
necessary remedial works undertaken.
The flat roof void is not fully accessible.
It is apparent that there are certain areas with no insulation, you should have suitable
insulation installed, taking into consideration the requirements for ventilation, by a
competent installer.

F2
Ceilings

The ceilings are made of modern plasterboard.
There is some shrinkage/thermal movement cracking visible to the painted ceiling surfaces;
these are not of structural significance and can be filled and decorated over.
A textured coating has been applied to some of the ceilings within the property. This
material may contain small quantities of asbestos fibre. The general use of asbestos
ceased in the mid1980’s and it is possible that the age of this textured coating predates
this. On the basis of the likely age of the textured finish it is therefore recommended that it
is not worked or sanded in any way that could release fibres. Further advice from an
asbestos contractor, to confirm whether the material contains asbestos fibres is advised.

F3
Walls and partitions

The walls are a mix of plastered masonry and timber stud construction.
There are some areas of dampness, particularly in electrical cupboard to the older stone
wall and either side of the rear door. I could not discover the cause so you should ask an
appropriately qualified person to investigate the matter. To do this properly, parts of the
property may have to be removed / disturbed. You should discuss this with the current
owner. Once you have repaired the dampness, you may have to carry out other additional
work that could typically include replacing damp plaster, repairing rotten timber, etc. This
can add to the cost of the work.
Walls are generally finished with wallpaper, tiles or paint.
Within some areas of hollow sounding plaster was recorded. In practical terms this can,
but does not necessarily, mean that plaster will fall away when stripping off old
decorations. It must be accepted that the plaster is becoming fragile and patch repairs, or
more substantial renewal of plaster will be found to be necessary in future.
Upon removal of existing decorative surfaces there is a possibility that areas of re
plastering will be necessary prior to redecorating.
It should be recognised that as a property ages it will show more indications of its natural
movement. No structure is static, and houses show dynamic movement, caused by wind
or thermal effects, as well as from natural ground movement and these are not areas of
structural failure.
It should be noted that if any work is proposed to be undertaken to the party wall with the
neighbouring property a Notice will need to be served on the adjoining owner under the
Party Wall Act 1996. Failure to serve such a Notice, when works are of significance that it
may affect the party wall on the interior of the neighbouring property, can lead to legal
action being taken by the adjoining owner.
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It is understood that timbers have been treated against attack by woodboring beetles. It
should be noted that any treatment will have been limited to accessible surfaces. It is
therefore unlikely that timbers that are concealed by plaster or which have been built into
walls have been fully treated. Legal enquiries to ensure that satisfactory guarantees for
past timber treatments should be confirmed and that such guarantees are able to be relied
upon subsequent to their legal commitment to purchase.

F4
Floors

The floors are a mix of solid concrete and timber over joist construction. The fitted floor
coverings restricted my inspection.
The floors are in generally reasonably firm and level condition. Some unevenness was
noted to the floor surfaces but this is within reasonable tolerances and does not appear to
be of structural significance.
The flooring beneath the sanitary fittings could not be inspected as this would involve
damaging investigations which are beyond the scope of a normal survey. If there has been
leakage, such as from concealed pipework or through gaps in wall tiles, or around the
bath/shower, dampness may have caused serious rot in the floor. We found no evidence of
decay but further investigations would be necessary to establish whether any defects exist.
If such work is to be undertaken, there will be some resultant damage and as appropriate
contractors should be appointed to undertake this work, with the vendor’s permission, so
that any replacement of panelling or flooring can be carefully undertaken.

F5
Fireplaces, chimney
breasts and flues

The property includes a fireplace and chimney breast and this includes a gas fire in the
original fireplace.
Heating installations should be installed and serviced regularly (usually every year) by an
appropriately qualified person who is registered under the governmentapproved ‘competent
person’ scheme.
You should ask your legal adviser (see section I) to check whether: the appliance has been
safety checked within the last 12 months; and the flue / chimney has been swept within
the last 12 months. If this has not been done, you should ask an appropriately qualified
person to do this before you use the appliance.

F6
Builtin fittings
(e.g. wardrobes)

The built in fittings are in fairly modern chipboard construction.
Some of the doors require minor attention.
Builtin fittings can conceal a variety of problems that are only revealed when they are
removed for repair. For example, kitchen units often hide water, gas pipes, and obscure
dampness to walls and problems. You should plan for a higher level of maintenance with
these older fittings.
It should be remembered that we have not taken out any of the kitchen appliances and
cannot verify the adequacy of connections. Leaks can occur at any time between the date
of survey and your taking occupation. If leaks are found when you take up occupation, you
should not assume that they were visible, accessible or indeed in existence at the time of
survey. Any such leaks should be promptly rectified. Removal of appliances can reveal or
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cause defects in plasterwork and services. This must be accepted when proceeding with
your purchase.
The joinery was carefully inspected where readily accessible. No inspection has been
made of builtin appliances. If the condition of these is important to your purchase, then
they must be fully serviced and tested by an appropriate engineer prior to legal
commitment to purchase.

F7
Woodwork
(e.g. staircase and
joinery)

The joinery items consist of: doors, door frames, skirtings, staircases, banisters, handrails
and window cills. These are made of natural wood with a stain finish.
The staircase is fully carpeted, preventing a detailed examination but appears serviceable
and there is a satisfactory handrail.
The internal decor consists of papered, painted or tiled walls. It is evident that surfaces
may be marked and faded where existing furniture; pictures, etc. have been removed. There
is some minor internal cracking, but this appears to be shrinkage, rather than structural,
and can be filled and decorated over.
It has been assumed that a programme of internal redecoration would be carried out
following occupation.

F8
Bathroom and
kitchen fittings

The fittings and appliances in the bathroom comprise: bath with an electric shower, WC &
wash hand basin.; the ensuite has a shower unit, WC and wash hand basin.
They are white units.
They are dated but serviceable.
Sanitary fittings are connected to the plumbing system and discharge wastewater into the
drainage system so are vulnerable to water leaks. The sealants around the edges of baths,
showers and wash hand basin can also have the same effect. This damage can affect
adjacent surfaces and, if not repaired quickly, wood rot can soon develop. The boxing and
panelling around baths and other appliances can keep these problems hidden.
The flooring beneath the sanitary fittings could not be inspected as this would involve
damaging investigations which are beyond the scope of a normal survey. If there has been
leakage, such as from concealed pipework or through gaps in wall tiles, or around the
bath/shower, dampness may have caused serious rot in the floor. We found no evidence of
decay but further investigations would be necessary to establish whether any defects exist.
If such work is to be undertaken, there will be some resultant damage and as appropriate
contractors should be appointed to undertake this work, with the vendor’s permission, so
that any replacement of panelling or flooring can be carefully undertaken.
I could not find evidence that the glass to the shower screen / enclosure is safety glass. If
it is not, it could present a safety hazard to anyone that falls against it. You should ask an
appropriately qualified person to inspect this and recommend repairs to make it safe.

F9
Other
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Services are generally hidden within the construction of the property. This means that we can
only inspect the visible parts of the available services, and we do not carry out specialist tests.
The visual inspection cannot assess the services to make sure they work efficiently and safely,
and meet modern standards.

Limitations to inspection
There were no unusual limitations to our inspection of the services.
As a general note regarding services, we are not specialised in this field. We therefore
recommend that you seek specialist advice on all service matters. The items below should be
regarded as a helpful comment and suggestions. They are not a full and complete assessment
of any problems that may exist.

G1
Electricity

Safety warning: The Electrical Safety Council recommends that you should get a registered electrician to check the
property and its electrical fittings at least every ten years, or on change of occupancy. All electrical installation work
undertaken after 1 January 2005 should have appropriate certification. For more advice contact the Electrical Safety
Council.

There is a mains electrical supply, the meter and the consumer unit are in the lounge. I
saw no evidence that this electrical system has recently been inspected. However, the
Institute of Electrical Engineers does recommend that electrical systems are inspected
and tested on change of occupancy. If you want to be reassured, you should ask an
appropriately qualified person to inspect the electrical system now.

G2
Gas/oil

Safety warning: All gas and oil appliances and equipment should regularly be inspected, tested, maintained and
serviced by a registered 'competent person' and in line with the manufacturer's instructions. This is important to make
sure that the equipment is working correctly, to limit the risk of fire and carbon monoxide poisoning and to prevent
carbon dioxide and other greenhouse gases from leaking into the air. For more advice contact the Gas Safe Register
for gas installations, and OFTEC for oil installations.

There is a mains gas supply, the meter is in the lobby. You are recommended to obtain a
precautionary test of the entire system by a 'competent person'.

G3
Water

There is a mains water supply to the property. The internal stop cock was not found. You
should ask the current owners the location of this. It appears there is an external stopcock
in the rear yard.

G4
Heating

The property is heated by a fixed heating system from the landing consisting of: a gas fired
combination boiler with radiators.
Heating installations should be installed and serviced regularly (usually every year) by an
appropriately qualified person who is registered under the governmentapproved ‘competent
person’ scheme.
The ‘competent person’ will leave appropriate documentation with the property owner that
identifies the type and extent of the work done. This should include all heating systems
and appliances, for example, boilers, individual room heaters, all open fires, etc. Heating
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systems and appliances that have not been checked may be a safety hazard.
The programmer for the boiler is located beside the boiler, which allows timing control of
the hot water and heating system. Familiarisation with the functioning of this unit is
recommended, to assist in ensuring that heating/hot water is available when required.
Thermostatic valves are provided to some radiators, these can increase the efficiency of the
heating system.
Temperature is controlled from the room thermostat located in the hallway.

G5
Water heating

G6
Drainage

The hot water is provided directly by the combination boiler, (see Section G4).

The property is connected to the public sewer and the drainage system consists of: a
combined drain that takes surface water (e.g. rainwater, water from yard drains) and foul
water (waste water from WCs, baths, showers, sinks, basins and dishwashers).
There is a plastic soil pipe to the rear with an inspection chamber in the rear yard. The
chamber was clear at the time of inspection. The absence of any obvious problems does
not necessarily mean that the concealed parts are free from defects. Without a full
inspection by a drainage specialist you must accept the risk of such defects existing.

G7
Common services

G8
Other services/features

Property address
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Limitations to inspection
There were no unusual limitations to our inspection of the grounds.

H1
Garage(s)

H2
Permanent outbuildings
and other structures

The property has no garage.

There was a detached conservatory, brick built store and a greenhouse to the rear of the
property. The conservatory has been discussed in Section E7.
Outhouses such as sheds and summer houses are considered to be nonhabitable,
therefore they are not subjected to the same level of inspection as other parts of the
property.
Most greenhouses and other glazed garden buildings are built without safety glass and can
be a danger to people who fall against them. See section J.
The store is in a dilapidated condition and replacement with a new structure should be
considered.

H3
Other

The boundaries of the home consist of walls, hedges and fences. The condition and
position of the boundaries of the land around a home are important because: boundary
walls and fences can be costly to repair and replace; doubt over the position of the
boundaries can cause neighbour disputes that can be expensive to resolve. The legal
documents that describe the ownership of the home (the deeds) usually describe which of
the neighbouring owners are responsible for the upkeep of the boundaries.
The alley to the side and the rear access appears shared. You should ask your legal
adviser to check who is responsible for the repairs (see section I).
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We do not act as the legal adviser and will not comment on any legal documents. However,
if during the inspection we identify issues that your legal advisers may need to investigate
further, these will be listed and explained in this section (for example, check whether there is a
warranty covering replacement windows). You should show your legal advisers this section of
the report.
I1
Regulations

You should ask your legal advisor to confirm whether the extension and alterations have
received approval from the local council and advise on the implications.

I2
Guarantees

You should ask your legal adviser to confirm whether the previous timber treatments are
covered by a guarantee or warranty and advise on the implications.

I3
Other matters

I have been told by the seller that the home is freehold. You should ask your legal adviser
to confirm this and explain the implications. Your legal adviser should clarify the boundary
positions and explain any responsibilities for their maintenance.
Your legal advisers should make appropriate legal enquiries into the shared access and
explain any implications.
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This section summarises defects and issues that present a risk to the building or grounds, or
a safety risk to people. These may have been reported and condition rated against more than
one part of the property or may be of a more general nature, having existed for some time
and which cannot be reasonably changed.
J1
Risks to the building

With the exception of those previously mentioned, I am not aware of any structural,
dampness or timber issues affecting the property.
There is evidence of old wood worm, this should be looked at by a reputable timber expert.

J2
Risks to the grounds

J3
Risks to people

I am not aware of any contamination, landfill, radon, mining or flooding risks affecting the
property, however appropriate legal enquiries are advised.

The greenhouse is unlikely to have safety glass and this may be a safety risk.
We are unable to confirm the presence of appropriate test certificates for the electrical
supply, gas system, central heating or the drainage. Appropriate legal enquiries are
advised.

J4
Other risks or hazards

During my inspection I noted material that some ceilings might contain asbestos. I stress
that this is not conclusive and in addition there may be other asbestoscontaining materials
elsewhere in the premises. I strongly recommend that you seek the advice of a specialist
asbestos surveyor.
There are several floor level changes within the property which may pose trip hazards and
should be addressed.
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This section describes energy related matters for the property as a whole. It takes account of a
broad range of energy related features and issues already identified in the previous sections of
this report, and discusses how they may be affected by the condition of the property.
This is not a formal energy assessment of the building but part of the report that will help you
get a broader view of this topic. Although this may use information obtained from an available
EPC, it does not check the certificate's validity or accuracy.
K1
Insulation

As part of the marketing process current guidance allows for the provision of an Energy
Performance Certificate. Legal enquiries are advised to confirm if such a Certificate has
been obtained. This document provides information regarding advice on energy efficiency
and thermal improvement, which will assist in potentially reducing heating expenditure.
The insulation levels witnessed in some areas are below those currently recommended,
upgrading, with consideration as to the ventilation requirements is recommended.

K2
Heating

The heating levels to the property appear adequate, and assuming normal maintenance,
should perform adequately.

K3
Lighting

The lighting, whilst basic, appears adequate.
Consideration should be made to upgrading the lighting with modern low energy fittings and
bulbs, but it must be accepted that ‘warming up’ of such fittings is typical to achieve full
function.

K4
Ventilation

The control of condensation involves maintaining surface temperatures above dew point (the
temperature at which water vapour turns into moisture) and the provision of adequate
thermal insulation and proper ventilation.
The extent of condensation in a dwelling will depend not only on its orientation and
construction, but on variable factors such as weather conditions, lifestyle and how the
property is heated and ventilated.
Improvements are needed to the ventilation arrangements, to assist in minimising
condensation. This could be achieved by mechanical extract ventilation, particularly to
those areas where excessive humidity is likely to be created, such as bathrooms and
kitchens. For bedrooms, passive ventilation fitted to window frames can also help to
disperse humidity, although additional measures may prove to be necessary. Adequate
heating and ventilation will assist in keeping condensation to a minimum. Any system
should be humidistat controlled to give automatic operation.

K5
General
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"I confirm that I have inspected the property and prepared this report"
Signature

Surveyor's RICS number

1136367

Qualifications

MRICS MCIOB

For and on behalf of
Company
Address

AC Surveys Ltd
PO Box 206

Town

REDCAR

Postcode

TS109AB

Website
Email

Property address
Client's name

http://www.acsurveys.co.uk

County
Phone number

Cleveland

01642497595
Fax number

08721157695

admin@acsurveys.co.uk

15 East End, Sedgefield, STOCKTON ON TEES, Cleveland, TS21 3AU
Mr David Solly.

Date this report 23 February 2014
was produced

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

Getting quotations
You should obtain reports and at least two quotations for all the repairs and further
investigations that the surveyor has identified. These should come from experienced
contractors who are properly insured. You should also:
ask them for references from people they have worked for;
describe in writing exactly what you will want them to do; and
get the contractors to put the quotations in writing.
Some repairs will need contractors with specialist skills and who are members of regulated
organisations (for example, electricians, gas engineers or plumbers). Some work
may also need you to get Building Regulations permission or planning permission from your
local authority. Your surveyor may be able to help.

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

Who you should use for these further investigations
Specialists belonging to different types of organisation will be able to do this. For example,
qualified electricians can belong to five different governmentapproved schemes. If you want
further advice, please contact your surveyor.

What the further investigations will involve
This will depend on the type of problem, but to do this properly, parts of the home may have
to be disturbed. If you are a prospective purchaser, you should discuss this matter with the
current owner. In some cases, the cost of investigation may be high.
This guidance does not claim to provide legal advice. You should consult your legal advisers
before entering into any binding contract or purchase.
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The service

Flats

The RICS Building Survey Service includes:

When inspecting flats, the surveyor assesses the general condition
of outside surfaces of the building, as well as its access and
communal areas (for example, shared hallways and staircases)
and roof spaces, but only if they are accessible from within the
property or communal areas. The surveyor also inspects (within
the identifiable boundary of the flat) drains, lifts, fire alarms and
security systems, although the surveyor does not carry out any
specialist tests other than through their normal operation in
everyday use.

a thorough inspection of the property (see 'The inspection'); and
a detailed report based on the inspection (see 'The report').
The surveyor who provides the RICS Building Survey Service
aims to:
help you make a reasoned and informed decision when
purchasing the property, or when planning for repairs,
maintenance or upgrading the property;
provide detailed advice on condition;
describe the identifiable risk of potential or hidden defects;
where practicable and agreed, provide an estimate of costs for
identified repairs; and
make recommendations as to any further actions or advice
which need to be obtained before committing to purchase.
Any extra services provided that are not covered by the terms and
conditions of this report must be covered by a separate contract.

The inspection
The surveyor carefully and thoroughly inspects the inside and
outside of the main building and all permanent outbuildings,
recording the construction and defects (both major and minor) that
are evident. This inspection is intended to cover as much of the
property as physically accessible. Where this is not possible an
explanation is provided in the 'Limitations to inspection' box in the
relevant sections of the report.
The surveyor does not force or open up the fabric without owner
consent, or if there is a risk of causing personal injury or damage.
This includes taking up fitted carpets, fitted floor coverings or
floorboards, moving heavy furniture, removing the contents of
cupboards, roof spaces, etc., removing secured panels and/or
hatches or undoing electrical fittings. The underfloor areas are
inspected where there is safe access.
If necessary, the surveyor carries out parts of the inspection when
standing at ground level from adjoining public property where
accessible. This means the extent of the inspection will depend on
a range of individual circumstances at the time of inspection, and
the surveyor judges each case on an individual basis.
The surveyor uses equipment such as a dampmeter, binoculars
and a torch, and uses a ladder for flat roofs and for hatches no
more than 3m above level ground (outside) or floor surfaces
(inside) if it is safe to do so.
The surveyor also carries out a desktop study and makes oral
enquiries for information about matters affecting the property.
Services to the property
Services are generally hidden within the construction of the
property. This means that only the visible parts of the available
services can be inspected, and the surveyor does not carry
out specialist tests other than through their normal operation in
everyday use. The visual inspection cannot assess the efficiency
or safety of electrical, gas or other energy sources; the plumbing,
heating or drainage installations (or whether they meet current
regulations); or the internal condition of any chimney, boiler or
other flue. Intermittent faults of services may not be apparent on
the day of inspection.

Dangerous materials, contamination and environmental issues
The surveyor makes enquiries about contamination or other
environmental dangers. If the surveyor suspects a problem, he or
she recommends further investigation.
The surveyor may assume that no harmful or dangerous materials
have been used in the construction, and does not have a duty to
justify making this assumption. However, if the inspection shows
that these materials have been used, the surveyor must report this
and ask for further instructions.
The surveyor does not carry out an asbestos inspection and does
not act as an asbestos inspector when inspecting properties that
may fall within the Control of Asbestos Regulations 2012. With
flats, the surveyor assumes that there is a 'dutyholder' (as defined
in the regulations), and that in place are an asbestos register
and an effective management plan which does not present a
significant risk to health or need any immediate payment. The
surveyor does not consult the dutyholder.

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

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

Condition ratings
Outside the property
The surveyor inspects the condition of boundary walls, fences,
permanent outbuildings and areas in common (shared) use. To
inspect these areas, the surveyor walks around the grounds and
any neighbouring public property where access can be obtained.
Where there are restrictions to access, these are reported and
advice is given on any potential underlying risks that may require
further investigation.

Buildings with swimming pools and sports facilities are treated
as permanent outbuildings and therefore are inspected, but the
surveyor does not report on the leisure facilities, such as the pool
itself and its equipment internally and externally, landscaping
and other facilities (for example, tennis courts and temporary
outbuildings).

The surveyor gives condition ratings to the main parts (the
'elements') of the main building, garage and some outside
elements. The condition ratings are described as follows.
Condition rating 3  defects that are serious and/or need
to be repaired, replaced or investigated urgently.
Condition rating 2  defects that need repairing or replacing
but are not considered to be either serious or urgent. The
property must be maintained in the normal way.

Condition rating 1 - no repair is currently needed. The property
must be maintained in the normal way.
NI - not inspected.
Continued...
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The surveyor notes in the report if it was not possible to check
any parts of the property that the inspection would normally cover.
If the surveyor is concerned about these parts, the report tells you
about any further investigations that are needed.

Standard terms of engagement
1

The surveyor may report on the cost of any work to put right
defects (where agreed), but does not make recommendations on
how these repairs should be carried out. However, there is general
advice in the 'What to do now' section at the end of the report.

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

Energy
The surveyor has not prepared the Energy Performance Certificate
(EPC) as part of the RICS Building Survey Service for the property.
If the surveyor has seen the current EPC, he or she will provide
the Energy Efficiency Rating in this report, but will not check the
rating and so cannot comment on its accuracy. Where possible and
appropriate, the surveyor will include additional commentary on
energy related matters for the property as a whole in the K Energy
efficiency section of the report, but this is not a formal energy
assessment of the building.

2

The surveyor  the service is to be provided by an
AssocRICS, MRICS or FRICS member of the Royal
Institution of Chartered Surveyors, who has the skills,
knowledge and experience to survey and report on the
property.

3

Before the inspection  this period forms an important part
of the relationship between you and the surveyor. The surveyor
will use reasonable endeavours to contact you regarding your
particular concerns about the property and explain (where
necessary) the extent and/or limitations of the inspection
and report. The surveyor also carries out a desktop study to
understand the property better.

4

Terms of payment  you agree to pay the surveyor's fee and
any other charges agreed in writing.

5

Cancelling this contract  you are entitled to cancel this
contract by giving notice to the surveyor's office at any time
before the day of the inspection. The surveyor does not
provide the service (and reports this to you as soon
as possible) if, after arriving at the property, the surveyor
decides that:

Issues for legal advisers
The surveyor does not act as 'the legal adviser' and does not
comment on any legal documents. If, during the inspection, the
surveyor identifies issues that your legal advisers may need to
investigate further, the surveyor may refer to these in the report (for
example, check whether there is a warranty covering replacement
windows).
The report has been prepared by a surveyor ('the Employee') on
behalf of a firm or company of surveyors ('the Employer'). The
statements and opinions expressed in the report are expressed on
behalf of the Employer, who accepts full responsibility for these.

The service  the surveyor provides the standard RICS
Building Survey Service ('the service') described here, unless
you and the surveyor agree in writing before the inspection that
the surveyor will provide extra services. Any extra service will
require separate terms of engagement to be entered into with
the surveyor. Examples of extra services include:

Without prejudice and separately to the above, the Employee will
have no personal liability in respect of any statements and opinions
contained in this report, which shall at all times remain the sole
responsibility of the Employer to the exclusion of the Employee.

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

In the case of sole practitioners, the surveyor may produce the
report in his or her own name unless the surveyor operates as a
sole trader limited liability company.

(b) it would be in your best interests to have an RICS
HomeBuyer Report or an RICS Condition Report, rather
than the RICS Building Survey.

To the extent that any part of this notification is a restriction of
liability within the meaning of the Unfair Contract Terms Act 1977 it
does not apply to death or personal injury resulting
from negligence.

If you cancel this contract, the surveyor will refund any money
you have paid for the service, except for any reasonable
expenses. If the surveyor cancels this contract, he or she
will explain the reason to you.

If the property is leasehold, the surveyor gives you general
advice and details of questions you should ask your legal
advisers. This general advice is given in the 'Leasehold
properties advice' document.

6

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

Complaints handling procedure

Risks
This section summarises defects and issues that present a risk
to the building or grounds, or a safety risk to people. These may
have been reported and condition rated against more than one
part of the property or may be of a more general nature, having
existed for some time and which cannot reasonably be changed.
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The surveyor will have an RICScompliant complaints handling
procedure and will give you a copy if you ask.
Note: These terms form part of the contract between you and
the surveyor.
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This diagram illustrates where you may find some of the building elements referred to
in the report.
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