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1. Introduction

This Level 3 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:

1 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

=A =4 =2 =

make recommendations as to any further actions or advice which need to be obtained

before committing to purchase.

No below ground investigations have been carried out and no drainage survey has been

undertaken.

This service is delivered in accordance with the Home Survey Standard (1st edition) RICS

Professional Statement and is equivalent to Level 3.

Report Reference: 130316 L LC OTT
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2. About the inspection

Report prepared by

Report checked by

Company name

Client name

Date of the
instruction

Report reference
number

Full address
and postcode
of the property

Brief

Weather conditions
when the inspection
took place

The status of the
property when the
inspection took place

((racs

Nicholas Kelly/Timothy Allcott

Judy Summers
Allcott Associates LLP

Date of the
inspection

We have been requested by the above client to carry out a Level 3
Building Survey of the above property.

Dry and bright with clear skies on the first two survey days. Periodic
rainfall was encountered on the third day.

Occupied, furnished and attended.

BUILDING SURVEY
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3. Understanding your report

Site inspection
Where the terms fright handd or Al eft hando ar e

the front of the property with the main access door situated within the front elevation.

Terminology
Where the expressions immediate, short term, medium term, long term and very long term

are used they generally mean the following:

Priority rating Timescale

Immediate Within 1 year

Short Term Within the next 1 to 3 years
Medium Term Within the next 4 to 10 years
Long Term Within 11 to 20 years

Very Long term Over 20 years

Where relating to structural damage and crack widths the expressions negligible, very slight,

slight, moderate, severe and very severe are used they generally mean the following:

Category O "negligible" < 0.1mm
Category 1 "very slight" 0.1 -2mm
Category 2 "slight" >2 but < 5mm
Category 3 "moderate" >5 but < 15mm
Category 4 "severe" >15 but < 25mm
Category 5 "very severe" >25 mm

Table 1

Classification of damage to buildings based on crack widths.

Report Reference: 130316 L LC OTT
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4. Typical house diagram

KEY
1 Gable end wall
2 Verge
3 Valley gutters
4 Ridge tiles
5 Valley
6 Roofing felt
7 Flashing
8 Rafter
9 Purlin
10 Ceiling joists
11 Pot
12 Cement

(3 RICS EEE.

13 Hip roof

14 Hip tiles

15 Gutter

16 Fascia

17 Soffit

18 Eaves

19 Roof trusses

20 Barge board

21 Soil-and-vent pipe

22 Damp-proof course (DPC)

23 Damp-proof membrane (DPM)

24 Inspection chamber

25 Cavity wall
26 Solid Wall
27 Foul drain
28 Gulley

29 Floor joists
30 Foundation
31 Airbrick

32 Soakaway
33 Surface water drain
34 Downpipe
35 Flat roof
36 Parapet

BUILDING SURVEY
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5. General description of the property

The property is a Grade | large three storey detached property with a high level tower to the
rear built we are advised around the 18t Century though possibly containing earlier building

remains.

The external walls are of traditional load bearing construction with brick, stone and rendered
elevations. Solid wall construction is indicated in a property of this age and construction.

The tower is brick built with a belvedere atop.
The roofing is pitched and finished with slate tile finishes.

Internally the floors are of suspended timber construction to upper floors and a combination

of solid and suspended timber construction to ground floor level.
There is no garaging with the property. Off street car parking is available.
There is a separate equestrian facility within the ownership.

The property has formal gardens within a wider garden and parkland landscape. These are

private and enclosed.

Report Reference: 130316 L LC OTT
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Energy

Mains Services

The marked boxes show that the mains services are present.
R Gas R Electricity R water R Drainage

Other services or energy sources

A Solid fuel A oil R None

Security system
R Yes N No

The property is fitted with a burglar alarm. We would advise that you confirm that an
automatic cut out device is in place. Your legal advisers should check for any service
records.

Fire Detection
Fire/smoke alarms are fitted in the property, however were not smoke tested. We

recommend testing and replacing batteries at the suggested intervals by the manufacturers.

(Y RICS EEE.. BUILDING SURVEY
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6. External condition of the property

In this section of our report, we summarise the defects noted and principal concerns

regarding the external condition of the property.

Roof Survey

Our Inspection of the roofing was completed from the Belvedere viewing platform, from
internal windows where overlooking the roofing, and using a camera pole to lower roofing
areas. No elevated platform/high level roofing survey was instructed and no fall arrest
system available to enable safe high level access for inspection. Our reporting must be
limited in this respect. We recommend the roofing is inspected at close quarters when safe
access can next be obtained together with the completion of any additional remedial repairs
identified at that time. No apportionment has been included in this respect. Our reporting

continues to those areas visible to our inspection at the time of survey.

Tower Roofing
The tower platform capping is formed with dressed lead sheet and this is indicated of some

significant age by the graffiti inscriptions.
= 1

Report Reference: 130316 L LC OTT
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There are several repairs already carried out and notably there are several splits to the
leadwork indicating this is approaching the end of its serviceable life. Whilst acknowledging
that the graffiti provides a significant contribution to the social history of the property suitable
weather protection must be provided by the leadwork and we recommend that the leadwork
capping is planned for replacement within the next 5-10 years as a long term maintenance
repair. At that time we recommend the leadwork is inspected and sections retaining where
notable graffiti is found. As a longer term maintenance repair no apportionment is included

within this reporting for works.

Temporary repairs should be carried out pending replacement of the lead roofing. We have

included a provisional apportionment for temporary repairs.

The roof access door to the tower requires attention. We have included a provisional

apportionment in this respect.

The tower crenellations include chimney flues. There is some vegetation growth and this
should be carefully removed and the chimney provided with a ventilated capping if no longer

in use. As a maintenance issue no apportionment is included in this respect.

(33 rRICS |EE. BUILDING SURVEY
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High Level House Roofing

The main roof areas are pitched, including some hipped roofing. Roof surfaces are finished
with dressed slate finishes, with dressed lead roll/hip mouldings, valleys, flashings and
parapet gutter details. Where visible to our inspection these generally appeared in a
satisfactory order with no significant areas of missing, damaged, or displaced slatework and

with lead materials showing no obvious of significant issue.

Localised slatework issues were indicated and repair is recommended.

Typical detail shown.

There are further flat roof sections finished with proprietary roofing membranes and stepped
lead roofing with roll moulded joints. Where visible to our inspection these generally

appeared in a satisfactory order with no obvious of significant issue.

Report Reference: 130316 L LC OTT
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We highlight that lead materials are subject to ageing and in particular to splits/tears, creep
and pitting. We reiterate our advices above for close quarters inspection when high level
access is next available together with the completion of any necessary additional remedial

repairs identified at that time.

Historic roof deformations were noted from our high level tower vantage. These are
common in buildings of this age and type. In the absence of any significant recent movement

or significant structural compromise these are considered satisfactory.

= A : \
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Typical detail shown

No fall restraint system was indicated to the high level roofing or to the tower. Pedestrian
access is required to maintain parapet and valley gutters, and to maintain flues clear of
obstructions, and this presents significant safety risks to those accessing high level areas.
Though not a requirement of this reporting, we recommend the installation of a roof level

fall restraint system to manage safe access.

Lower Roofing
To the porte-cochere and orangery the roofing has glazed atria roofing inset within
proprietary roofing membranes and dressed lead valley gutter details. Where visible to our

inspection from a pole camera inspection these generally appeared in a satisfactory order

N .
N
AR

To other levels where visible from internal windows the roofing is pitched, including some

hipped roofing. Roof surfaces are finished with dressed slate finishes, with dressed lead

(33 RICS | EE. BUILDING SURVEY
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roll/hip mouldings, valleys, flashings and parapet gutter details. Where visible to our
inspection these generally appeared in a satisfactory order with no significant areas of
missing, damaged, or displaced slatework and with lead materials showing no obvious of

significant issue.

To the rear central lower roofing there is a further glazed atria. This generally appeared in
serviceable order.

No inspection of the roofing to the rear left adjacent to the tower was possible. Our reporting
is limited in this respect. We reiterate our advices above for inspection when high level
access is next available together with the completion of any necessary additional remedial

repairs identified at that time.

Report Reference: 130316 L LC OTT
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Chimneys
To the left of the right projecting gable there is a row of four chimneystacks each with flue

terminals atop. These generally appear in a satisfactory structural order.

There is a single stack to the centre right.

(i3 RICS |EE. BUILDING SURVEY
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This similarly appears in satisfactory order.

To the centre left there is a further row of chimney flues positioned to the right of the left
range projecting gable. These generally appear in satisfactory order. Further left there are

a further row of chimney flues against the left elevation.

These generally appear in a satisfactory order.

The stacks are all of similar or like type and generally appear in satisfactory order with no
obvious or significant issues indicated. There are stone bedding plane lines to the chimney

faces which appear across the flues.

These are indicative of the natural stone formation and in the absence of any significant issue

or compromise are considered satisfactory.

Report Reference: 130316 L Lc OTT
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There are flue terminals atop each chimney. These generally appear in satisfactory order
though could not be inspected at close quarters from our ground level vantage, from a pole
camera or from the tower vantage and our reporting must be limited in this respect. We
recommend these are inspected when high level access is next available together with the
completion of any necessary additional remedial repairs identified at that time. No

apportionment is included in this respect.

There are roof edge projecting gables in stonework with stone hood mouldings. There were no
indications of significant cracking, structural deformation, delamination, splits or displacement.
There are lightning conductor terminals to the head of each gablet. These generally appear in
satisfactory order. There is some detachment of the lightning conductor tape to the front right

and we have included provisional apportionment in this respect for high level attendance,

inspection and repair.

g

V. 4
4 &

We are not aware of any inspection or testing arrangements for the lightning conductor system
or any recent results and we must limit our reporting in this respect. We recommend enquiries
via your Solicitor or the current owner to confirm any recent test results together with
confirmation that any required works arising have been completed or any additional insurers
requirements arising have been completed. Alternatively if this is not available inspection and
testing of the lightning conductor system should be completed by a suitably qualified engineer
shortly following purchase.

The elevation is in load bearing construction indicated in solid wall construction and of some

age. The elevation is finished in a ruled Ashlar effect into render finishes.

(3 RICS EEE. BUILDING SURVEY
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We were unable to confirm the render type from a non-intrusive visual inspection and must limit
our reporting in this respect. We highlight that cementitious renders can limit the natural
absorption and desorption of moisture through the walling and this can lead to moisture transfer
internally. The render finishes are indicated a relatively modern work and we recommend
enquiries via your Solicitors or the current owners to confirm whether cementitious or lime
based materials have been used. If this cannot be confirmed via enquiries then we recommend
specialist inspection by a suitably qualified building conservation contractor to establish the
type of mortar and its strength. Whilst there were no indications internally of any obvious or
significant moisture penetration the type of mortar and potential damage this may cause
together with any interim work requirements can prove expensive and we recommend the issue

is resolved prior to any commitment to purchase to best protect your future financial interests.

There were no indications of significant cracking or structural deformation to the main load

bearing walls.

Minor cracking was noted to various areas.

Report Reference: 130316 L LC OTT
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The cracking is typical of a property of this age and construction and raised no significant

structural concerns. We are mindful that cementitious mortars/renders are rigid and brittle by
contrast with lime based mortars and have a propensity to crack disproportionately under
normal seasonal movement conditions. We reiterate our advices for obtaining confirmation as
to whether cementitious mortars have been utilised. We however considered there to be no

significant structural compromise arising.

Our survey to the interior found no obvious or significant cracking through the papered and
panelled finishes to suggest any significant wall movement or ground movement occurring.

There are minor wall deformations historically.

Report Reference: 130316 L LC OTT
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These are again common in a construction of this age and type and in the absence of any
evidence of recent or ongoing movement or significant structural compromise are considered

satisfactory.

The stonework architectural detailing generally appears in a satisfactory order. There is some
evidence of delamination and shaling.

(33 rRICS |EE. BUILDING SURVEY
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There are no indications of significant or widespread threat of falling materials at the time of
survey though localised minor delaminations were indicated and should be addressed as

maintenance repairs as required.

There is a localised area with delaminated stonework to the left of the central range at high

level to the underside of the stone band detail.

We have included provisional apportionment for high level access and careful removal at this

stage to limit the risk of materials falling onto those below.
Otherwise future such risks should be planned as maintenance repairs.

There is significant erosion of the historic stonework banding.

Report Reference: 130316 L LC OTT
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This is considered to represent the patina of the building and is not seen as any significant
structural defect or other defect. No apportionment is included in this respect. If required this
can be repaired by the running in of plastic lime mortar repairs by a stonework specialist though
in the absence of any requirements arising from this reporting no apportionment is included in

this respect. This is quite normal in a property of this age and construction.
Above the stonework banding details there are dressed lead flashings. These are provided to
deflect water runoff away from the stonework and extend their serviceable life. These generally

appear in a satisfactory order.

To the base of the wall there is a stone plinth facing. This generally appears in satisfactory

order though with a displaced section to the left.

i\

We have included provisional apportionment in this respect for release and refitting.

Otherwise the architectural mouldings are detailed by the render finishes. These generally
appear in a satisfactory order.

There were no indications of any built in or injected damp proof coursing at low level. We do
not recommend the use of injected or built in damp proof coursing in a property of this age and
construction which similarly to cementitious materials can serve to divert moisture to the interior
of the building.

To the internal angles there are lead hoppers and fall pipes. The hoppers are dated 2001 and

this may provide guidance for your solicitors enquiries as to dating the render finishes with

which the dating would appear broadly consistent.

(i3 RICS |EE. BUILDING SURVEY
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Otherwise the fall piping and hoppers generally appear in a satisfactory condition with no

evidence of significant leakage or overflowing.

To the left however the fall piping stops short of the gutter arrangement below and we
recommend this is extended into the gutter to ensure proper discharge of rainwater away from

the property and its foundations and to reduce future property movement risks.

E2 » *x

The door and window installations are in timber incorporating single glazing. They generally
appear in a satisfactory condition. There is some external redecoration required to extend the

serviceable life of the materials and we recommend this is programmed as a maintenance

repair.

As a maintenance issue no apportionment is included in this respect.

Report Reference: 130316 L LC OTT
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There are timber decorative hood moulds to the door and window openings. These generally

appear in satisfactory order.

To various windows the glazing is indicated of some age. Over time glazing will distort and

slump slightly. This is mentioned for reference purposes and in line with expectations for a

construction of this age and type.
There is a broken glazing pane to the central door set.

m

We have included provisional apportionment for replacement including safety glazing given the

low level position.

(i3 RICS |EE. BUILDING SURVEY
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The support arrangements above the door and window openings are concealed within the
render finishes. Notwithstanding minor cracking in line with expectations for a property of this
age and construction we found no significant damage, decay, deformation or structural failure

indicated.

To the centre there is a twin step arrangement leading up to the entry door. This generally

appears in satisfactory order.
ull 18 \m
I L
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To the right is the orangery building. This is addressed within our description to the right-hand

elevation.

Left-hand Elevation

Report Reference: 130316 L LC OTT
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The survey to the left is addressed in two distinct sections. The first being the brick built
construction to the rear left and centre including the tower, the second being the render finished

construction to the front left corner of the building.

Brick Built Rear Left Range

The elevation is dominated by the high level tower to the rear left corner. This is in a load
bearing brickwork construction indicated in solid wall construction with stone architectural

mouldings. The tower has a slight rearward distortion reflected at all levels.

There were no indications of significant structural compromise or recent or ongoing significant

structural movement to the tower construction.

The brickwork coursing similarly is indicative of a historic slight movement toward this rear left-

hand corner.

ide
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There is minor historic cracking indicated by the age between the ground floor and first floor

window surrounds.

We have included a provisional apportionment for brickwork reinforcement and repair to re-

establish brick bond locally.

There is some slight outward movement of the wall head.

This is common in a property of this age and construction.

Report Reference: 130316 L LC OTT
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In the absence of any recent or ongoing significant movement or significant structural

compromise these are considered satisfactory in a property of this age and construction.

At high level there is some irregularity to the brickwork to the tower. In a property of this age
and construction this raised no significant structural concern and there are no significant repairs

arising from our reporting in this respect.

There are various areas of repointing required to the elevation and localised areas of minor

crack repair. We have included a provisional apportionment in this respect.

= = BES Vv Ty

Typical detail shown.

We have included a provisional apportionment for removal of detached stonework lenses at

this stage to reduce safety risks to those using the building below.

In line with our advices above this should be programmed as an ongoing maintenance issue

with no apportionment included for future repairs.

Otherwise the gradual powdering/erosion is considered a maintenance issue with no

apportionment included in this respect. Typical detail shown.

(i3 rRICS EE.. BUILDING SURVEY
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As a maintenance issue this should be addressed as part of the normal maintenance cycle. No

apportionment is included in this respect.

Notably there is some rotation of the brickwork and the cap detailing to the front left corner of

the brickwork range.

This is common in a property of this age and construction and does not represent any significant

structural compromise and is considered satisfactory in a property of this age and construction.

To the front facing walling to the tower at lower level there is some detachment of the gutter

hopper. We have included provisional apportionment in this respect.

Report Reference: 130316 L LC OTT
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There is a metal rail type installation affixed to the tower. Its function could not be confirmed
and this could not be inspected from our ground level vantage. We must limit our reporting in
this respect. We recommend this is inspected at high level when access is next available

together with an appraisal for removal should significant decay be indicated.

Semw |

Inset between the brick crenelations to the tower belvedere there is metal balustrade railing
indicated. Thisis indicated of some age and certainly would not meet modern safety standards.
There is no requirement for retrospective compliance with modern building standards however
the railing provides edge guarding/fall restraint at a significant height and we have included

provisional apportionment for improvements in this respect.

No inspection of the second floor roofing was possible to the rear left corner of the building and

notably this extends above the height of our camera pole access. Our reporting must be limited

RICS £ BUILDING SURVEY
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in this respect. Our further reporting will continue from the tower vantage where access is
available though otherwise we recommend this roofing is inspected when high level access is
next available together with the completion of any necessary remedial repairs identified at that

time.

There are historic stone plinth, corbel table and other architectural details to the elevation area.
These generally appear in a satisfactory order. There is again some lead capping to the high
level stonework to provide protection against erosion. This generally appears in a satisfactory

order from our ground level vantage.

To the inner facing tower face there are further significant historic distortions noted to the walling

again reflecting the age and construction of the building.

There were no indications of recent or ongoing significant movement or significant structural

compromise and this is considered satisfactory in a property of this age and construction.

To this face the tower is similarly constructed in brick finishes with stone architectural detailing.
In the absence of any recent or ongoing significant movement or significant structural
compromise this is generally considered satisfactory. There is a metal balustrade indicated
above a dressed lead cill. Again we recommend safety improvements.

Report Reference: 130316 L LC OTT
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Localised brickwork repairs/repointing are required and we have included provisional

apportionment in this respect.

There are spalling stonework lenses and in places these are indicated as significant.

Attendance is required and we have included provisional apportionment for attendance by a

suitably experienced stonemason and for high level access to safely remove/stabilise these.

Notably to the front right corner of the tower there is a significant stone section displacement

and this is indicated around a socket to inset ironwork.

We highlight the need for maintenance redecoration of external metalwork where embedded to

avoid the risks of rust jacking and such issue. We have included provisional apportionment for

(i3 RICS |EE. BUILDING SURVEY
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the building up of plastic lime repairs around copper armatures to reduce the risks or further

decay.

The stonework band detail above the wall sundial arrangement has a dressed lead flashing
over and this generally appears in a serviceable order. There are indications of delamination
of stonework finishes to the band detail and we have included provisional apportionment for

careful safe removal by a suitably experiences stonemason.

In line with our advices above such issues should be anticipated in a property of this age and
construction and are considered part of the normal maintenance cycle and future occurrences

should be anticipated and programmed as part of future maintenance cycles.

There is a cast iron gnomon serving the wall sundial arrangement.

1y ]

We reiterate our advices above for external decorative repair to reduce the risks of rust jacking.
Some surface runoff/solute staining was noted to the stonework facings around the fixing

positions. This is mentioned for reference purposes only.
;\: ] b FEm | = -

At lower level and to the centre of the building the walling is similarly in load bearing construction
finished externally with brick finishes and stone architectural detailing. There were no
indications of significant cracking. Minor historic cracking was noted in line with expectations

for a property of this age and construction and this has been subject to historic repair.

Report Reference: 130316 L LC OTT
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There is some undulation to the brickwork coursing lines reflecting minor historic movement in

line with expectations for a construction of this age and type.
LG | 2 f"" ‘J 3 ‘ f

There is also, in line with our advices above, some historic deformation toward the wall head

position.

We found no evidence of significant cracking or structural deformation or structural compromise
to the main load bearing walls. The issues identified are in line with expectations for a property

of this age and construction and raise no significant concerns.

(3 RICS EEE. BUILDING SURVEY
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The stonework corbel table and architectural detailing continue across this wall section. These
generally appear in a satisfactory order notwithstanding stonework erosion and decay in line
with expectations for a property of this age and construction.

R
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These are considered satisfactory in a construction of this age and type. There were no
indications of significant loose, detached or unstable materials.

Localised repointing was noted and we have included provisional apportionment in this respect.
To the front left corner of the building the external walls are again indicated in load bearing

construction, reverting to ruled Ashlar effect render finishing. There are some distortions to the

Ashlar ruling but this may reflect the setting out detail when this was finished. There were no

indications of significant structural deformation.
HEEE

Across the elevation notable through the render finishes there are a series of lines indicative of
minor substrate cracking.

Report Reference: 130316 L LC OTT
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There are no indications of significant structural compromise, the extent of cracking might
readily be anticipatable in a construction of this age and type, though for example to a brickwork
substrate this might be barely noticeable. There were no indications of significant structural
compromise. This is considered satisfactory in a property of this age and construction and may

reflect previous repairs prior to render refinishing.

At high level above this front left corner to the building there are again multiple chimneystacks
including those described previously to the front though with further stack arrangements

heading rearward.

These generally appear in a satisfactory structural order notwithstanding some slight historic
minor lean which is common in a property of this age and construction. In the absence of any
recent or ongoing significant movement or significant structural compromise this is considered

satisfactory.

(i3 RICS |EE. BUILDING SURVEY



Report Reference: 130316

Page |39

We were unable to inspect the flues or flue terminals atop the chimneystacks or the flue terminal
projecting above the central left area from a ground level vantage and must limit our reporting
in this respect. We recommend these are inspected when high level access is next available
together with the completion of any necessary additional remedial repairs identified at that time.

No apportionment is included in this respect.

The wall copings to the wall head are in stone and these generally appear in satisfactory order

with no obvious or significant issue or compromise.

There is a stone band detail with a dressed lead flashing together with stonework architectural

mouldings to the front left corner of the building. These generally appear in satisfactory order.

Otherwise the architectural mouldings are encased in render finishes similarly to the front
elevation. In line with our advices to the front we recommend enquiries via your Solicitor to
confirm whether lime or cement based materials have been used in the external rerendering of
the property.

At low level there is a single storey roof with natural slate finishes to hipped and pitched roof
slopes all finished with roll moulded dressed lead hips and ridge details. There is similarly a
dressed valley gutter detail against the house. These all generally appear in a satisfactory
order.

At low level the building has a stone plinth detail. There were no indications of any built in or

injected damp proof coursing and we refer to our advices above in this respect.

In terms of the render refinishing this is clearly a modern finish. It is unclear whether this
represents a replacement of previous finishes following existing profiles and details and thus is
considered repair, or if not represents an alteration. We are mindful of the Listed Building
status. We recommend enquiries via your Solicitor in this respect together with confirmation
that all relevant Statutory Approval conditions were complied with fully at the time of

construction works.

LLCOTT
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