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Introduction 

Purpose of The Inspection and Report 

¶ On instruction from the client to undertake an inspection of the property. 

¶ To visually identify structural defects to the fabric of the structure. 

¶ To record the condition of the property with images and comments. 

¶ To provide a conclusion and recommendations to action. 

 

Aims of the Report:  

We want the report to be something that you can use going forward rather than put in a drawer and forget.  

¶ Often people take some time to unpack and settle into a new property and it is later that they set about getting repairs 

done. It is then that they need some extra help and advice.  

¶ To make sure you have help when you need it, we have made sure that you will have a personal introduction to the 

surveyor right at the beginning of the report and include a business card for future reference. We want to make sure 

that you get the best value from the report.  

¶ Sometimes surveyors are accused of hiding behind technical phrases or over-cautious reports.  

¶ At Opus, our style is straightforward and positive. You will notice how refreshingly direct the reports are. We want to 

help you have a successful purchase.  

¶ It can feel negative to read about any defects in a house you are buying. To make sure these are kept in perspective, we 

have introduced an overview right at the front of the report. 

¶ The buying process is never straightforward, and you need a range of information to make sure you have made the best 

purchase you can. So, we have included some extra help that buyers need.  

¶ We include a traffic light priority rating to help you know which repairs to tackle first. We identify the defect with 

remedy and provide a potential cost of works. 

 

Your surveyor:  

 

This report has been prepared for you by Dave Wilding, BSc (Hons), PG Dip MCABE, a surveyor of many ȅŜŀǊǎΩ experiences 

having surveyed many different types of structures, from railway structures, schools, commercial property and over the years 

thousands of residential properties. Dave served his time as a tradesman and after many years of study qualified as a Building 

Engineer. He undertakes architectural work, having gained BSc (Hons) Architectural Technology, he has also completed a PG 

Diploma in Historic Building Conservation and Adaption. This knowledge and experience provide a solid basis for surveying 

structures, being able to understand the pathology of structures, how structures are designed and constructed and identifying 

defects with remedies. 
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Some technical terms to help you: 
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A 
Customer Details   

Client Name:  

Clients Home Address:  

Survey Address:  

Purpose of Report: STRUCTURAL BUILDING SURVEY  

Report Reference:  

Inspection Date: 16/12/2022 

Issue Date:   20/12/2022 

Services: Mains Electricity, Gas, Water and Drainage 

Tenure: Freehold  

Location: Urban 

Property Age:  9ŀǊƭȅ муллΩǎ   όaŀǊƪŜŘ ƻƴ мупт h{ ƳŀǇύ 

Weather ς Dry 
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B 

Property Description. 

A two-bed end terraced property over three floors conveniently located for local shops, amenities, transport links and local 

schools. The property comprises of: 

Ground Floor 

Entrance hall  

Kitchen/Diner (approximately 4.44m x 4.47m) 

Storeroom (approximately 3.2m x 4.47m) 

First Floor 

Lounge (approximately 4.44m x 4.47m) 

Rear Hall 

Bathroom  

Second Floor 

Bedroom 1 (approximately 4.44m x 3.15m) 

Bedroom 2 (approximately 2.29m x 1.73m) 

C 
General Description of Property  

¶ The property has a dual pitched roof with one chimney stack, a wet ridge with a roof covering of natural stone 

¶ The walls are constructed from stone forming solid walls with the gable wall rendered. 

¶ Internally the ceilings are constructed from plasterboard, lath & plaster and are all decorated. 

¶ Internal walls are of solid masonry with all walls plaster skimmed and decorated. 

¶ The ground floor is asphalt with the first and second floors constructed from timber. 

¶ Roof drainage is provided by gutters with down pipes fixed to the external elevation draining into gullies. 
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Planning 

 

Consent and Planning Permission Requirements: Listed Building Consent | Historic England 
Listed Building Consent is required for some works to Grade Listed buildings, please contact the local planning 

authority and the Conservation Officer who will advise, example changing the window will require listed building 

consent. (Please read above link) 

http://www.obds.co.uk/
https://historicengland.org.uk/advice/hpg/consent/lbc
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The property is also within the Thornton Conservation Area subject to Article 4 (Please read link) 

Planning for the Historic Environment: Restricting Permitted Development and Article 4 Directions | Historic England 
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D 
Condition Rating 

Definition of Rating: 

¶ NI ς Not Inspected 

¶ Condition 1   No repair is currently needed. The elements listed here must be  

                        maintained in the normal way. 

¶ Condition 2   These elements have defects that need repairing or replacing, but are   

                        not considered to be either serious or urgent. These elements must  

                        also be maintained in the normal way.                                      

¶ Condition 3   These elements have defects that are serious and/or need to be  

                               repaired, replaced, or investigated urgently. Failure to do so could risk  

                               serious safety issues or severe long-term damage to your property. 
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E 

 
 

  

 

 
    

1.1 Front Elevation Pitch 

 

 

 

 

 

 

 

 

1.1 

1. Roof ς Condition 2 

2. Chimney Stack ς Condition 2 

3. Flaunching ς Condition 1 

4. Stonework ς Condition 1 

5. Pointing Works ς Condition 1 

6. Flashings ς N/A ς Oversailing Flagstone/Mortar  

7. Roof Covering ς Condition 2 

8. Ridge ς Condition 1   

9. Gutters ς Condition 2 

 

Defect 

¶ The roof has some undulations, roof structure may be 

overloaded with strengthening works required. Slight 

deflection to the ridge.  Advise a roofer check rafters and 

battens 

¶ Remove vegetation from stack 

¶ Clean debris out of gutters. 

Cost 

¶ £2500 

Note 

No visible lead flashings, weather protection to stack comprises of 

oversailing flagstones and mortar which was the traditional 

method of weatherproofing  ǇǊƛƻǊ ǘƘŜ муплΩǎ 

 

 

¶  

¶  

¶  

¶  

10. G

u

t

t

e

r

http://www.obds.co.uk/


                                                                                                                                                                                                     

                                                                                                                                                                                           
 
 

                                                                           

Company Number 6846970                                                                                                                                                                                  
Registered Office 15 Sunnyhurst Lane Darwen, BB3 1JN        www.obds.co.uk              
www.cbuilde.com/page/what_is_a_building_engineer                                                                                                                                                                                                                                                                                 

  
1.2  Rear Roof Pitch  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.2 

10. Roof ς Condition 1 

11. Chimney Stack ς Condition 2 

12. Flaunching ς Condition 1 

13. Stonework ς Condition 1 

14. Pointing Works ς Condition 1 

15. Flashings ς N/A ς Oversailing Flagstone/Mortar 

16. Roof Covering ς Condition 2 

17. Ridge ς Condition 1   

18. Gutters ς Condition 2 

 

Defect 

¶ Remove vegetation from stack 

¶ Clean debris out of gutters. 

Cost 

¶ £2500 

Note 

No visible lead flashings, weather protection to stack comprises   of 

oversailing flagstones and mortar which was the traditional 

method of weatherproofing. 

 

The ridge appears to be ok, due to poor light we cannot be 100% 

certain of the pointing works to the ridge, if a roofer checks the  

front roof pitch we advise they check the rear pitch ridge 

 

 

¶  

¶  

¶  

¶  
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1.3 Rear Annexe

 
1.4 Front Elevation 

1.3 

19. Roof ς Condition 1 

20. Flashings ς Condition 1 

21. Roof Covering ς Condition 2 

22. Gutters ς Condition 1 

 

Defect 

¶ Remove vegetation and debris from roof 

covering of plain concrete tiles 

¶ Clean out gutters of debris 

Cost 

¶ £250 

 

 

¶  

¶  

¶  

¶  
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1.4 

23. Gutter ς Condition 1 

24. Wall ς Condition 1 

25. Stonework ς Condition 2 

26. Stone Heads/Cills/Mullions ς Condition 1 

26. Pointing Works ς Condition 2 

27. Window Frames ς Condition 1 

28. Door/Frame ς Condition 1 

29. Glazing ς Condition 1 

30. Silicone Pointing ς Condition 1 

31. Rainwater Goods ς Condition 1 

32. Decorations- Condition 2 

Defect 

¶ Strip window frames, repair any rotten 

timber, and redecorate. 

¶ Redecorate gutter, all decorated 

stonework, door/frame 

¶ Isolated areas of repointing 

Cost 

¶ £2200 
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1.4 2nd Floor 

 
1.4 1st Floor 
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1.4 GF Floor 
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1.5 Rear Elevation 

 

1.5 

33. Gutter ς Condition 1 

34. Wall ς Condition 1 

35. Stonework ς Condition 1 

36. Stone Heads/Cills/Mullions ς Condition 1 

37. Pointing Works ς Condition 1 

38. Window Frames ς Condition  

39. Door/Frame ς Condition 1 

40. Glazing ς Condition 1 

41. Silicone Pointing ς Condition 1 

42. Rainwater Goods ς Condition 1 

43. Decorations- Condition 2 

Defect 

¶ Strip window frames and door frame, repair 

any rotten timber, and redecorate. 

¶ Redecorate gutter, all decorated stonework, 

door/frame 

Cost 

¶ £900 
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1.6 Gable Elevation 

1.6 

 

Note 

 

We were unable to view the gable 

due to no access, what we do know 

is there is a wall climber possibly Ivy 

that requires to be removed from 

gable elevation, the Ivy may belong 

to a 3rd party permissions may be 

required, the gable appears to be 

rendered and decorated, when the 

wall climber is removed the render 

may be damaged with gable 

requiring to be redecorated 

Cost wise we are going to allow a 

cost of £6000 this is for scaffold, 

removing the wall climber and 

possible repair works and 

redecorations 
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Gable to 470 Thornton Rd 

Thornton 
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F 

2.0 Internals     

     
 

 
2.1 Bedroom 1 

 

 

 

 

 

                                                                                                    

     

    

 

    

 

2.1 

44. Ceiling   ς Condition 2 

45. Walls ς Condition 2 

46. Plasterwork ς Condition 2 

47. Decorations ς Condition 2 

48. Joinery ς Condition 1 

49. Floor ς Condition 2 

50. Floor Covering - Condition 2 

51. Window Frame ς Condition 1 (timber) 

52. Glazing ς Condition 1 

53. Electrics ς Condition 1 ς 1 double, 2 

single plug sockets 

Defect 

¶ Floor vibration, lift floor covering and 

refix boards 

¶ Cracks to ceiling and walls, recommend 

redecorations, repair cracks, line 

ceiling and wall with 2000g lining 

paper, the lining paper will help 

strengthen the substrate preventing 

future cracks 

¶ Repair and prepare woodwork and 

redecorate 

¶ Deep clean floor covering 

Cost 

¶ £1600 
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2.2 Bedroom 2 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.2 

54. Ceiling   ς Condition 2 

55. Walls ς Condition 2 

56. Decorations ς Condition 2 

57. Joinery ς Condition 1 

58. Floor ς Condition 2 

59. Floor Covering - Condition 2 

60. Window Frame ς Condition 1 (Timber) 

61. Glazing ς Condition 1 

62. Electrics - Condition 1 ς 1 double plug 

socket 

Defect 

¶ Floor vibration, lift floor covering and refix 

boards 

¶ Cracks to ceiling and walls, recommend 

redecorations, repair cracks, line ceiling 

and wall with 2000g lining paper, the lining 

paper will help strengthen the substrate 

preventing future cracks 

¶ Repair and prepare woodwork and 

redecorate. 

¶ Deep clean floor covering 

 

Cost 

¶ £600 

 

 

        

 

 

 

 

 

 

                                                                                                            

C 
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2.3 Staircase to Second Floor 

  

   

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.3 

63. Ceiling   ς Condition 2 (plaster) 

64. Walls ς Condition 1 

65. Plasterwork ς Condition 1  

66. Decorations ς Condition 2 

67. Joinery ς Condition 1 

68. Window Frame ς Condition 1 

69. Glazing - Condition 1 

70. Floor ς Condition 1 

71. Floor Covering ς Condition 2  

72. Staircase ς Condition 1 

73. Electrics ς Condition 1 

 
Defect 

¶ Floor vibration, lift floor covering and 

refix boards 

¶ Cracks to ceiling, recommend 

redecorations, repair cracks, line 

ceiling and wall with 2000g lining 

paper, the lining paper will help 

strengthen the substrate preventing 

future cracks 

¶ Prepare woodwork and redecorate 

¶ Deep clean floor covering 

Cost 

¶ £600 
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2.4 Bathroom 

       

 

 

 

 

 

 

 

 

        

        

 

 

 

 

 

 

2.4 

74. Ceiling   ς Condition 1  

75. Walls ς Condition 1 

76. Plasterwork ς Condition 1 

77. Decorations ς Condition 1 

78. Joinery ς Condition 1 

79. Floor ς Condition 1 

80. Floor Covering - Condition 1 

81. Window Frame ς Condition 1 (Timber) 

82. Glazing ς Condition 1 

83. Sanitaryware ς Condition 1 
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2.5 Lounge 

        

      

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.5 

84. Ceiling   ς Condition 2  

85. Walls ς Condition 2  

86. Plasterwork ς Condition 2  

87. Decorations ς Condition 2 

88. Joinery ς Condition 1 

89. Floor ς Condition 2 

90. Floor Covering - Condition 2 

91. Window Frame ς Condition 1  

92. Glazing ς Condition 1 

93. Electrics ς Condition 1  

Defect 

¶ Floor vibration, lift floor covering and refix 

boards 

¶ Cracks to ceiling, recommend 

redecorations, repair cracks, line ceiling 

and wall with 2000g lining paper, the lining 

paper will help strengthen the substrate 

preventing future cracks 

¶ Prepare woodwork and redecorate 

¶ Deep clean floor covering 

Cost 

¶ £1600 
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2.6 Staircase to First Floor 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.6 

94. Ceiling   ς Condition 2 (plaster) 

95. Walls ς Condition 1 

96. Plasterwork ς Condition 1  

97. Decorations ς Condition 2 

98. Joinery ς Condition 1 

99. Floor ς Condition 1 

100. Floor Covering - Condition 2 

101. Staircase ς Condition 1 

102. Electrics ς Condition 1 

 

Defect 

¶ Repair ceiling cracks and redecorate 

¶ Deep clean floor covering 

Cost 

¶ £400 
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2.7 Kitchen  

      

 

 

 

 

           

         

         

2.7 

103. Ceiling ς Condition 1 

104. Walls ς Condition 1   

105. Plasterwork ς Condition 1 

106. Decorations ς Condition 2 

107. Joinery ς Condition 1 

108. Floor ς Condition 1 

109. Floor Covering - Condition 2 

110. Window Frame ς Condition 1  

111. Glazing ς Condition 1 

112. Electrics ς Condition 1 

113. Kitchen Fittings ς Condition 1 

Defects 

¶ Redecorate room 

¶ Deep clean floor coverings 

Cost 

¶ £800 
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2.8 Storeroom 

 

 

 

2.8 

114. Ceiling ς Condition 1 

115. Walls ς Condition 1   

116. Decorations ς Condition 1 

117. Floor ς Condition 1 

118. Electrics ς Condition 1 
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2.9 Porch 

     

 

 

 

 

 

 

 

 

 

 

 

2.9 

119. Ceiling   ς Condition 1  

120. Walls ς Condition 1 

121. Plasterwork ς Condition 1  

122. Decorations ς Condition 2 

123. Joinery ς Condition 1 

124. Window Frame ς Condition 1 

125. Glazing - Condition 1 

126. Floor ς Condition 1 

127. Floor Covering - Condition 2 

128. Front Door ς Condition 1 

129. Electrics ς Condition 1 

Defect 

¶ Redecorate porch 

¶ Deep clean floor covering 

 

Cost 

¶ £300 
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G  

3.0 Roof Space   

   

    

     

3.1 Roof Space  

 

 

3.1  
130.Torching - Condition 2 

131. Timbers ς Condition 2 

132. Stonework ς Condition 1 

133. Insulation ς Condition 2 

Defect 

¶ Add additional insulation 

¶ Some battens look to have bowed, require further investigation by a 

roofer 

Cost 

¶ £1800 Inc clearing debris 

Note 

Torching (lime plaster backing to the stone tiles) is in a poor condition. Torching 

helps to weatherproof and secure tiles. As the property is listed, we recommend 

the torching is made good but not essential so cost wise around £3000 

This purlin looks to have water damage ōǳǘ ƛǘΩǎ difficult to determine. We 

recommend a roofer check when checking other timbers. There are also a 

number of insect nests in the roof space that should be removed 
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Insect Nests             Should be removed by a professional experienced with insect nests 
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H 

4.0 External Areas   
N/A        

4.1 Front External Areas 

   

4.2 Rear Externals 

 

 

 

N/A     

4.3 Front Elevation Party/Boundary Walls  

N/A 

4.4 Rear Boundary Walls/Fence      

 

I 

5.0 Outhouse/Garage 

N/A 

 

4.2 

134. Rear Externals ς Condition 1 

 

Common Space 
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J 

SURVEY REPORT INDEX  

6.0 
6.1 Roof Drainage  

Water is discharged from the roof via a gutter section rainwater system with outlet downpipes hold fast fixed to the external 

elevations.  

Requires cleaning out on a regular basis. 

 

6.2 Roof Ventilation  

A full inspection of the loft space and roof coverings revealed no roof ventilation, the roof relies on passive natural 

ventilation, however if re-roofing or re-developing the roof space ventilation should be provided in the form of ridge 

vents or similar. 
6.3 Fireplaces, Flues and Chimney Breasts  

A full inspection revealed a gas fire in the lounge and a flue venting to the chimney stack. In a satisfactory condition 

 

6.4 Ceilings  

A mixture of plasterboard and lath & plaster ceilings/  no signs of deflection. Some texture coated all in a satisfactory condition. 

the texture coatings may contain asbestos due to the age of the property and although and should be considered a possible risk 

when carrying out any work/repairs to the ceilings. ACM testing would confirm positive or negative content. 

 

6.5 Walls, Partitions and Plasterwork  

All walls are true with no signs of deflection or defect. In a satisfactory condition. 

 

6.6 Interior Decoration  

The internal decorations consist of decorated ceilings, walls with decorated joinery work. (Although decorations are in an 

acceptable condition property would benefit from full redecorations) 

  

6.7 Floors  

The ground floor is asphalt, the first and second floors being timber with floorboards. The flooring is solid with very minor 

vibration or floor creak.  
 

6.8 Windows/Doors  

All windows and doors are manufactured from timber with no physical defects adversely affecting the natural opening 

movement or performance detected at the time of the inspection. All in a satisfactory condition although some minor repair and 

decorations 

 

6.9 Staircase  

The stone staircases leading to the first and second floors are of a satisfactory condition.  
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6.10 Kitchen Fittings    

The Kitchen has a range of matching fitted base and wall units with modern worktops. In a satisfactory condition. 

 
 

6.11 Sanitary Fittings  

The bathroom comprises of a wash hand basin, WC and shower over the bath. All presented to a serviceable standard 

considered fit for purpose.   

 

6.12 Mechanical Ventilation  

No mechanical ventilation installed to the bathroom. Mechanical ventilation required in bathroom and kitchens 

 

K 
7.0 Services  

Only detailed specialist tests will confirm the adequacy/efficiency and/or safety of the services and installations thereof.  

Surveyors are not qualified to undertake these tests, therefore any comments on services within the body of this report are 

made by way of general observation of the visible parts only, I therefore recommend that you arrange for the services and 

installations thereof to be inspected by specialists.  

 

7.1 Drainage  

The head of the drainage system is a soil vent pipe which receives discharge from the internal sanitary fittings. Unable to check 

as water turned off 

 

7.2 Cold Water  

The property is connected to a cold-water supply, the visible parts of the installation appeared in a satisfactory condition.  

 

 

Our understanding of the Gas Regulations 

means the positioning of the hob is illegal, 

there should be 200mm gap between the wall 

and side of hob 
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