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SW19 SURVEYING & DESIGN   
71 Courtney Road London SW19 2EE 

Tel 07834510956  
E-mail Michael.vince@blueyonder.co.uk 

 

31 August 2010 

 

Mr and Mrs D Johnson 

c/o Forsroc International Limited 

11 Grosvenor Crescent 

London SW1X 7EE 

 

 

Dear Mr and Mrs Johnson  

 

Flat 7, 34 Maida Vale, London W9 1RS 

 

 

We have inspected the above property in accordance with your instructions, in order to advise 

as to the condition and state of repair and decoration of the above property, having regard to 

your probable purchase of the same. 

We have pleasure in submitting our report hereunder on the condition of the property at the 

time of our inspection on Wednesday 25 August 2010 at which time the weather was warm 

and dry with moderate cloud cover.  

 

DESCRIPTION AND LOCATION 

 

The property comprises a second and third floor, two bedroom maisonette formed from the 

conversion of a pair of substantial, late Victorian/early Edwardian town houses.  These town 

houses are constructed with traditional materials and using traditional forms of construction 

and have solid load-bearing brick elevations which incorporate traditional pattern, painted 

softwood box sash window and with timber pitched roofs over the main part of the property.  
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The conversion into flats incorporated a substantial extension at the rear and it would appear 

that this conversion is likely to have taken place some thirty years ago. 

 

Although the property has been converted and modernised it has retained many of the 

original features. 

 

The property face approximately south-west onto Maida Vale and form part of a residential 

area of properties formerly of a similar age and character but which now incorporates a range 

of more recent developments through the twentieth century. 

 

To the west of Maida Vale is Paddington Recreation Ground whilst to the east is Marylebone 

Cricket Club and approximately half a mile away is Regents Park. 

 

The streets and pavements are maintained by the local authority and Maida Vale, which is the 

A5, is a very busy local distributor road and there is a strictly controlled parking scheme in 

existence. 
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ACCOMMODATION 

 

We have not taken any site measurements, but can confirm that the accommodation is briefly 

as follows: 

 

Ground Floor Description 

The ground floor accommodation comprises: 

 Common entrance hallway and staircase 

 

Second Floor Description 

The second floor accommodation comprises: 

 Common entrance stairway and landing 

 Flat entrance hallway and staircase 

with 

 Understairs store 

 Front reception room 

 Kitchen 

 Rear reception room 

 Cloakroom 

and 

 Rear roof terrace  

 

Third Floor Description 

The third floor accommodation comprises: 

 Staircase and landing  

 Front dormer bedroom 

with 

 Skeeling cupboards 
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 Bathroom 

 Rear bedroom 

with  

 En-suite shower room 

and 

 Rear roof terrace 

 

 

There are no exclusive external areas associated with the flat other than the roof terraces, 

although at the front of the property there is a communal car parking and access area and 

space for bin storage, etc.  

 

 

LEASE DOCUMENTS  

 

We have not had sight of the lease documents, and therefore cannot comment on them in 

whole or in part.  It is important to scrutinise the details of the lease documents in order to 

establish liability for service charges, ground rents, contributions to the maintenance and 

upkeep of the building.  Your solicitor will no doubt advise you further in this respect. 

 

 

SCOPE OF THE SURVEY 

 

We have carried out an external examination of the property from ground level and available 

windows only.  We have carried out a full inspection of the property internally. If any parts of 

the property that were unexposed or inaccessible to us during our inspection are subsequently 

uncovered and found to be defective, then understandably we cannot accept any 

responsibility for any related damages, repair costs, or changes to the property’s value.  
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SUMMARY 

 

Flat 7, 34 Maida Vale is in reasonable condition for a property of this age and form of 

construction, although the internal finishes to the flat need to be updated and some 

improvements also need to be made to the services, fixtures and fittings. 

 

Externally there do not appear to be any significant or urgent matters requiring attention in 

relation to the freehold as a whole, although the external joinery particularly to this flat 

requires preparation and redecoration in order to maintain its condition and appearance and as 

far as the flat is concerned some timber repairs are likely to be required to the French doors at 

the rear. 

 

It is noted, however, that on the flank elevation a number of bricks as spalling as a result of 

frost action and in due course these ideally require cutting out and filling and replacing with 

full bricks.  

 

Otherwise the external freehold as aspects generally appear to have been reasonably well 

maintained, although some further cleaning down and improvements are required around the 

bin store area, which is rather weathered and worn in appearance and at the front of the 

property there is a crack through the front boundary wall caused by tree root action from the 

adjacent plane tree and this wall will need to be repaired and it will be important to monitor 

and prune the plane tree on a regular basis to prevent further damage being caused. 

 

As far as the common parts are concerned they are suffering from a degree of wear and tear 

and in due course will require preparation and redecoration and consideration needs to be 

given to providing emergency lighting and a linked smoke and heat detection system with 

alarm should be provided.  
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Internally within the flat insulation in the front roof void to the dormer needs to be 

rationalised and the feed and expansion tank needs to be properly supported. 

 

The ceilings and internal walls and partitions require some areas of making good where 

hairline cracks have occurred and they generally require preparation and redecoration. 

 

The internal joinery also generally requires overhauling, easing and adjusting with better 

quality ironmongery fitting and with Perko door closers needing to be reinstated.  

 

It is also noted that some vertical hairline cracking in the rear bay splay in the reception room 

at the rear of the property as a result of differential movement within the property which is 

relatively historic in nature, although slightly ongoing, but this is not considered significant 

and in due course these cracks can be cut out and filled prior to redecoration.  

 

Some finishing off is required to the kitchen fittings as the pelmet over the wall units is 

incomplete and in the rear en-suite shower room the controls to the shower thermostat need to 

be serviced as they stick. 

 

Because of the age of the heating and hot water installation it will require inspecting and 

testing by a competent heating engineer. It is also noted that the electric distribution board 

and fuses include rewireable fuses which no longer conform re-wireable fuses which do not 

conform to modern Institute of Electrical Engineers standards and we therefore recommend 

that allowance be made for upgrading the consumer unit 

 

A hard wired heat detector should be provided in the kitchen and hard wired smoke detectors 

in the hallway and landing areas to replace the battery operated smoke detectors that exist at 

present. Notwithstanding our comments above, we can see no reason, from a surveyor’s point 

of view, why you should not proceed with your proposed purchase.   
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EXTERNALLY 

 

ROOFS 

 

Main Flat Roof 

 

1 There is a flat roof over the main rear part of the property and this is finished with a 

timber roof with felt roof finishes which are dressed up at the abutments where there 

are lead flashings taken in to the party parapet wall and the rear parapet walls and the 

upstand walls to the sloping roof surfaces. 

2 This roof drains towards the rear where there is a recess gutter which then discharges 

to an outlet through the rear parapet wall. 

3 The structure and roof coverings generally appear to be in sound condition and free 

from any evidence of any significant defects. 

4 However, it should be noted that flat roofs generally have shorter life spans and 

require more maintenance than traditional pitched roofs. 

5 Towards the front, adjacent to the chimney stack on the party wall line, there is an 

upstand with Georgian wire single glazed aluminium framed skylight and although 

this is a little aged and weathered in appearance it generally appears to be in 

acceptable condition.  

6 Between the rear flat roofs to the two adjoining sections of this property there is a 

small brick party parapet wall finished with brick on edge copings and this is 

generally in acceptable condition. 

7 Straddling the front of this parapet wall is a chimney stack shared by the two 
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adjoining sections of the building and this is constructed in yellow stock facing bricks 

and has a decorative red brick corbel and at the head sand and cement flaunching 

supports a range of eight terracotta chimney pots and at the rear the chimney pots 

have been removed and the flues are protected with half round ridge tiles.   

8 This chimney stack appears to be in acceptable condition.  

9 Attached to the front flank of this chimney stack is a TV aerial installation and on the 

parapet adjacent at the front there are two satellite dishes and these aerials and dishes 

appear to be in acceptable condition.  

10 There is a further TV satellite dish on the party parapet wall at the rear which is in 

acceptable condition.  

11 The rear parapet wall is a brick parapet wall which is rendered and finished with pre-

cast concrete copings and although a little weathered it is generally in sound 

condition.  

12 Extending through the roof slopes adjacent to this rear parapet wall is a brick built 

chimney stack finished with decorative red brick corbel and with sand and cement 

flaunching supporting three terracotta chimney pots and this generally appears to be in 

sound condition.  

13 At the abutment of the roof slopes with the parapet walls and chimney stacks are lead 

flashings and on the upstands at the junction of the flat roof and sloping roofs there 

are also lead flashings and there are lead flashings at the junction of the main roof  

slope and chimney. 

14 The lead flashings at the abutments of the flat roof appear to have been replaced when 

the roof was recovered and are generally in sound condition.  
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15 Although the remaining leadwork is aged in appearance it would also appear to be in 

sound condition. 

Front Dormer Roofs 

16 At the front of the property there are a pair of timber pitched roofs set behind the 

gables and these appear to be clad in the original slates with terracotta ridges. 

17 The roof structure to both sides generally appear to be in sound condition and 

although the slates are aged and weathered in appearance they again generally appear 

to be in sound condition and it would appear that these roof surfaces have been 

overhauled as all these slates are clipped back. 

18 The gables at the front of the property are rendered at the front and rear and finished 

with lead weathered copings with exposed painted stone finials to either apex and 

there are two painted wrought iron angle brackets joining these two. 

19 These parapets and gables appear to be in reasonable condition, although the masonry 

work and finials require preparation and redecoration. 

20 Similarly the metal brackets at the back of the gables require preparation and 

redecoration. 

21 In the valley formed between these two roofs the party parapet wall extends and is 

constructed in brickwork and finished with painted concrete copings and there are 

lead valleys with lead upstands formed. The valley to this side of the property 

discharges to the adjacent valley and then out through a chute to a hopper at the front. 

22 These valleys generally appear to be in acceptable condition, although the parapet 

copings are a little aged and weathered in appearance and would benefit from 

preparation and redecoration. 
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23 Along the flanks of the property the gable roof slopes continue and at the rear is a bay 

roof over the rear reception room and these roof surfaces have also been overhauled 

as the slates are clipped and there are lead flashings forming the hips on the bay. 

24 Again, although the roof structure is in sound condition the surface is a little aged and 

weathered in appearance but nevertheless appear to be in acceptable condition.  

 

Third Floor Roof Terrace 

25 At the rear of the property there is a small roof terrace which is a timber flat roof 

finished with asphalt dressed up at the abutments and over-boarded with hardwood 

decking.  

26 At the abutments there are lead flashings and above this the parapet walls are 

constructed in brickwork finished with plain render on the face and then with a brick 

on edge coping and black painted wrought iron balustrade. 

27 On the party wall line there is a party parapet wall with matching brick on edge 

coping and black painted wrought iron railings.  

28 The roof terrace generally appears to be in sound condition and free from any 

evidence of any significant defects. 

 

Second Floor Roof Terrace 

29 At second floor level there is a further timber roof terrace again finished in asphalt 

and over-boarded with hardwood decking. 
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30 Because of the position of the decking it wasn’t possible to comment on the 

waterproofing system nor on the flashings at the abutments, etc, but the roof structure 

generally appears to be in sound condition and there is nothing to suggest there are 

any significant defects with this terrace. 

31 This terrace is surrounded by parapet walls which to the left are clad with slate with 

lead cappings and at the rear is a brick built parapet wall with plain rendered plinth 

and with creasing tiles and brick on edge coping and this returns as a dividing wall 

between the two adjoining terraces although it steps down to a lower section finished 

with pre-cast concrete copings and trelliswork. 

32 Although the leadwork to the tile hung parapet is a little aged in appearance these 

parapet walls generally appear to be in sound condition.  

 

Lower Rear Roof 

33 At the rear of the property at second floor level there is a small lean-to roof abutting 

the roof terrace and this roof is again clad with slates and has been overhauled with 

the application of a bitumastic paint.  

34 Again the roof structure appears to be in sound condition and although the roof 

coverings are aged and weathered in appearance and slightly untidy because of the 

application of the bitumastic painted finish the coverings nevertheless appear to be in 

acceptable condition.  

 

Front Lower Bay Roof 
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35 At the front of the property the bay roof at third floor level has a timber flat roof 

finished with felt dressed up at the abutments and with lead flashings and with lead 

cappings to the parapet to this bay and with felted outlet to the side connecting to the 

rainwater downpipe. 

 

36 This bay roof and flashings generally appear to be in sound condition. 

 

Lower Rear Flat Roof 

37 At first floor level at the rear of the property is an extensive flat roof over the 

extension and this has a lower and upper level with linking steps. 

38 This roof is covered in roofing felt dressed up at the abutments where there are lead 

flashings in the parapet walls. 

39 This roof structure and roof coverings generally appear to be in sound condition as do 

the flashings.  

40 The parapet walls are brick built and finished with pre-cast concrete copings to the  

left and right and at the rear there are brick on edge copings with black painted 

decorative wrought iron railings including around the bay to the end of this roof. 

41 These parapet walls again all generally appear to be in sound condition.  

42 Attached to the parapet wall dividing the two adjoining rear roof terraces is timber 

screening which is a little aged and weathered in appearance and would benefit from 

preparation and redecoration but this is generally in sound condition. 
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43 However, the brackets would also benefit from preparation and decoration  as they are 

corroded. 

 

 

 

MAIN WALLS 

Front Elevation  

44 The front elevation is constructed in solid load-bearing brickwork  and includes two 

substantial projecting bays to either side. 

45 The elevation is finished with a red stock facing brick whilst the bays have painted 

decorative features and with decorative brackets supporting a projecting first floor 

balcony with black painted wrought iron decorative railings and with lead flashings 

on the face.  

46 At the head of the bay at first floor level there are decorative projecting cornices.  

47 On the elevations to either side of the bay at ground floor level there is a projecting 

decorative cornice at window transom height and to either side there are decorative 

pilasters and substantial decorative brackets which also support the balcony. 

48 To the left and right there are decorative pediments with curved arched gate openings 

below with black painted wrought iron gates. 

49 At first floor level there is also a decorative feature at mid-window height and at 

cornice height and again at cill height at second floor level and above this there is a 
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substantial projecting decorative cornice with decorative brackets and with leadwork 

to the top of this cornice and in the centre of the gables to either side there are 

decorative projecting corbel brackets.  

50 Above this the brickwork has been painted and the decorative masonry has been 

painted white including the projecting cornices and decorative arched heads to the 

windows with further key stone brackets to the eaves and gable where there are 

decorative stone finials.  

51 The elevation generally appears to be in sound condition and free from any evidence 

of any significant defects, although it does appear there is evidence of slight historic 

settlement with the portico to the right in particular having settled and with the 

horizontal painted decorative features being slightly out of level.  

52 This is typical in properties of this age and form of construction and is not considered 

unduly significant. 

53 The painted features are all generally in reasonable decorative order, although there 

are some minor areas of hairline cracking in the rendered finishes which in due course 

will require cutting out and filling prior to redecoration. 

54 As part of the settlement that has occurred to the right there is also a crack through the 

projecting balcony to the right of the ground floor bay.  There is a further slight 

differential movement crack occurring in the same location to the left hand bay at first 

floor level adjacent.  These do not appear to be major issues but will require cutting 

out and filling and ideally monitoring.  

 

Right Hand Flank Elevations 
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55 The flank elevations are also constructed in solid load-bearing brickwork, although 

full views were restricted but these walls include painted rendered plinths at ground 

floor level approximately 500mm high and then with a London, yellow stock, facing 

brick with decorative red brick bands and the windows have painted projecting stone 

cills with red brick arched heads. 

56 At the rear to either side there are projecting bays which again have painted projecting 

cills to the windows with red brick soldier course arched heads and decorative red 

brick feature brickwork. 

57 These elevations generally appear to be in sound structural condition and free from 

any evidence of any apparent defects, although there are some minor areas of damage 

to the brickwork and some small areas where repointing is required and in quite a 

number of locations the red bricks which are a lot softer are beginning to spall as a 

result of frost action and ideally in due course will require cutting out and replacing in 

order to maintain the condition and appearance of these elevations.  

 

Rear Elevation 

58 Views of the rear elevation were restricted because of the configuration of the 

property and adjoining grounds. However, it is apparent that at second and third floor 

level the building has been extended and the walls are constructed in solid load-

bearing brickwork finished with a London, yellow stock, facing brick and with 

decorative red brick arched heads to the windows, whilst at third floor level the 

composite French door and side light windows have exposed concrete lintels. 

59 These walls generally appear to be in sound condition and free from any evidence of 

any apparent defects. 
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Generally 

60 We have not inspected the foundations of the house and therefore cannot comment on 

their type or condition.  However, from the views available to us there was nothing to 

suggest that there is a problem with the foundations at present. 

 

 

WINDOWS AND EXTERNAL JOINERY 

61 Our inspection of the external joinery was largely a visual inspection, although if we 

suspected that if there were areas of rot and timber decay we have probed the timbers 

with a penknife blade, and in addition when carrying out our internal inspection, 

where possible, we have opened all of the windows.   

62 Where possible we have identified where we suspect there are any areas of rotten and 

defective timbers but we should point out that it is not uncommon for further areas of 

rot and timber decay to be found when stripping back paintwork or overhauling 

windows.   

63 You should therefore anticipate that it is likely that in a property of this age and form 

of construction that further timber repairs may be required, and in any event the 

external joinery needs to be maintained and painted periodically in order to preserve 

its condition and appearance.  

64 At second and third floor level on the rear of this property there are painted softwood 

doors and French doors set into frames with sidelights and a casement window to the 
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common staircase. 

65 Although these windows are in reasonable condition they have been neglected and not 

properly maintained and need the paintwork to be burnt back to allow for timber 

repairs prior to preparation and redecoration of these doors and windows. 

66 The elevations incorporate a mix original, painted softwood, single glazed French 

doors and painted softwood casement windows on the front elevation and with single 

glazed box sash windows on the flank elevation.  

67 The majority of these windows appear to be in acceptable condition and reasonable 

decorative order. 

68 On the flank and at the rear in particular they will require preparation and 

redecoration in the near future in order to maintain their condition and appearance. 

 

DRAINS AND PIPEWORK 

69 We did not inspect the underground drainage system and therefore cannot comment 

further in this respect.  We can arrange for an independent drain inspection on receipt 

of your further instructions. 

70 It is important to maintain the external plumbing in sound condition, in order to avoid 

leakage, which can cause damp penetration and result in timber decay and a 

deterioration of the main structure. 

71 The rainwater disposal that is visible at the rear is taken in black painted hoppers from 

the top flat roof discharging into black painted metal rainwater downpipes onto the 

roof terrace which then discharge to the side where there is a further hopper and 
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downpipe. 

72 These generally appear to be in sound condition and at the time of the inspection 

where being cleared and overhauled by a maintenance team. 

73 The rainwater disposal from the front gable roofs is taken via a chute into a black 

PVCu gutter discharging to a black PVCu rainwater downpipe on the central party 

wall line and this discharges through the balconies to a surface water connection at 

ground level. 

74 The rainwater disposal from the bay roof to either side at first floor level are also 

taken in black PVCu guttering discharging to black PVCu rainwater downpipes 

discharging to the side returns.  

75 These sections of guttering, hoppers and downpipes have all been renewed relatively 

recently and generally appear to be in sound condition.  

76 The rainwater disposal from the roofs on the flanks of the building are taken into 

black PVCu guttering which discharge to either side to metal hoppers and rainwater 

downpipes on the rear flanks. These all again generally appear to be in satisfactory 

condition. 

 

BOUNDARIES 

Front Boundary 

77 There is a substantial garden at the front of the property which is set behind a brick 

boundary wall with supporting pier at the back edge of pavement and then with a 

crossover and opening to the right. 



Flat 7, 34 Maida Vale, London W9 1RS 

 

 
 

 

 
Michael N Vince Building Surveying (Hons) 

STRUCTURAL SURVEYS: HOME BUYER’S REPORTS: LOFT CONVERSIONS: EXTENSIONS: PARTY WALL MATTERS 

23 

SW19 SURVEYING & DESIGN   

 

78 The whole of the front garden has been paved with concrete brick and block paving 

and has been marked out for car parking spaces. 

79 To the right there is a brick enclosure with timber screening to gas meter cabinets and 

these are finished with planting beds planted with mature shrubs and planting above. 

80 To the left behind the front boundary wall there is hedgerow and the original brick 

boundary has been retained along the left hand flank there is an approximately 

1800mm high brick wall finished with brick on edge coping. 

81 To the right the boundary wall is a part brick and then a timber screen wall and timber 

screening which matches the patio enclosures which have been formed to provide 

private terraces at ground floor level to the front bay accommodation. 

 

82 On the left hand return underneath the portico is decorative wrought iron gates 

providing private access to Flats 1 and 2 and there is a brick paved patio area between 

the building and left hand boundary wall. 

83 The boundary wall in this location is formed by the enclosures of the adjoining 

property and a rendered brick wall whilst to the right again there are black painted 

wrought iron access gates leading to the flat entrance door to the remaining flats and 

this area is also brick paved with decorative red brick features on the right hand 

boundary wall line which is constructed in brickwork to a height of approximately 

1750mm and then there is white painted timber screening above this. 

84 These front boundary areas have been reasonably well maintained and are in 

serviceable condition and free from any evidence of any significant defects. 

85 However, it is noted that there is cracking in the front boundary wall as a result of tree 
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root action and there is also minor cracking in the left hand brick boundary wall and 

these will need to be monitored and repaired. 

86 There is also staining to the brickwork to the enclosures to the gas meters which 

ideally would benefit from cleaning down.  

87 In the pavement adjacent at the front of the property to the left of the crossover is a 

mature plane tree and there are further mature trees in the front right hand boundary 

of the adjoining property with a screening of very mature hedgerows to the left. 

88 Plane trees are of concern because tree root action from trees like this will cause 

damage where there are clay soils and this is already apparent in the front boundary 

wall, although this tree is just sufficiently far away from the main front elevation for it 

not to be of any major concern. However, you must liaise with the local authority to 

ensure that this tree and also the trees in the neighbouring gardens are pruned on a 

regular basis to prevent further growth which could result in damage.  

INTERNALLY 

Our inspection of the interior was restricted by the fixtures, fittings and close fitted floor 

coverings, which we did not disturb.  Our report is therefore based on the result of a visual 

inspection of the exposed surfaces, no parts of the property have been opened up. 

 

COMMON PARTS 

89 The stair in the common parts is a softwood stair with carpeted treads, risers and 

landings with exposed painted strings and the walls are plaster, plasterboard and skim 

decorated with emulsion with a moulded handrail on the external wall to the flight of 

stairs.  The ceilings in this area are plasterboard and skim incorporating downlighters. 
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90 There is no smoke detection and no emergency lighting. 

91 Although the area is in sound structural condition it is suffering from a degree of wear 

and tear and require preparation and redecoration including making good to cracks in 

the plasterboard ceiling at the top landing level. 

92 At ground floor level the floor is finished with a reasonable quality wood strip 

flooring and there are 200mm ovolo skirtings at the junction of the floors with the 

internal walls and partitions, with plaster, plasterboard and skim decorated with 

emulsion to walls and plasterboard and skim to the ceiling. 

93 On the external wall there is a meter cabinet with flush faced, hollow core doors with 

face mouldings and there is a mirror on the return wall adjacent to the stair and 

adjacent to the front door with Perspex dado guards to either side of the entrance door 

where there is a coir entrance mat. 

 

94 Again there are no significant issues relating to this area but it is suffering from wear 

and tear and ideally requires redecoration.  

 

ROOF SPACE 

95 Access is possible to a small section of roof void in the dormer where there is a 

boarded access hatch in painted softwood frame and surround in the  front bedroom. 

96 The frame and surround are in acceptable condition but would benefit from 

preparation and redecoration.  

97 The roof space is poorly organised and there are cold water storage tanks which 
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appear to be simply supported off copper pipework in this space as well as the main 

storage tank which is on a boarded platform and there is loose insulation around 

which made a full inspection of this space impossible, although there is nothing to 

suggest there are any significant defects. 

98 However, the feed and expansion tank needs to be supported on proper brackets and 

not on pipework as this could cause the pipework to fracture and leaks occur. 

 

CEILINGS, INTERNAL WALLS AND PARTITIONS 

99 The ceilings at second floor level all appear to be plasterboard and skim ceilings 

which in the reception room, hallway and kitchen incorporate downlighters and in the 

hallway and staircase area there is a battery operated smoke detector. 

100 These ceilings are decorated with emulsion and appear to be in reasonable condition, 

although in the front reception room, hallway and rear reception room there are 

hairline cracks showing at the junction of the plasterboard panels and in addition the 

ceilings are also slightly pattern stained. 

101 There is minor cracking also at the junction of the internal walls and partitions and 

ceilings in the rear reception room whilst in the kitchen there is a fairly substantial 

gap above the pelmet to the wall hung kitchen units. 

102 These cracks would not appear to be unduly significant and can be cut out and filled 

and ideally the reception room, kitchen, hallway and rear reception room ceilings 

would benefit from preparation and redecoration in order to maintain their condition 

and appearance.  

103 It is also noted that in the hallway area there is a stain on the ceiling adjacent to the 
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downlighters towards the front reception room door which would appear to be where 

a spot light has been removed. 

104 In addition to the above it is noted that the kitchen ceiling is much lower and there is a 

loose fitting ceiling light. This ceiling may have been dropped to allow of the 

incorporation of downlighters and the ceiling may be able to raised to give a more 

spacious appearance. 

105 The ceilings at third floor level are also plasterboard and skim ceilings decorated with 

emulsion and in the staircase and landing area includes downlighters as well as a 

battery operated smoke detector. 

106 Again there are board mark cracks in the ceilings and in the rear bedroom there is also 

staining suggesting that there may have been a leak at some point in the past but this 

stain is now dry. 

107 Similarly there is pattern staining to the ceiling and cracking at the junction of the 

ceilings with the internal walls and partitions but these are not considered unduly 

significant and in due course these cracks can be cut out and filled prior to 

redecoration. 

108 The internal walls and partitions at second floor level are finished with a combination 

of plaster, plasterboard and skim and are generally decorated with emulsion, although 

on the right hand return wall to the front elevation (viewed from the front) there is an 

exposed fireplace and chimney breast built in facing brickwork.  

109 In the kitchen there are also tiled splashbacks behind the worktop and there are two 

course high ceramic tiles forming splashbacks in the cloakroom. 

110 The internal walls and partitions generally appear to be in sound condition and free 
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from any evidence of any significant defects, although as with the ceilings there is 

minor cracking at the junction of the kitchen partition wall and flank elevation wall 

and modest vertical cracking in the partition wall adjacent to the door head to the rear 

reception room and internally in that room adjacent to the door and partition wall to 

the kitchen. 

111 These cracks would appear to be as a result of slight differential movement and are 

not considered unduly significant and as the decorations are beginning to look a little 

tired and there is some wear and tear to the finishes in the hallway staircase area in 

due course these walls would benefit from preparation and redecoration. 

112 In addition there is also a vertical hairline crack from skirting level to window cill 

level to the right of the splayed window in the rear reception room as a result of slight 

differential movement in this location which is again is not considered unduly 

significant and in due course will require cutting out and filling prior to redecoration. 

113 The internal walls and partitions at top floor level are again finished with a 

combination of plaster and plasterboard and skim decorated with emulsion, although 

in the bathroom there is full height painted softwood boarding with full height mosaic 

wall finishes to two sides of the bath. 

114 Similarly in the shower room there is a painted softwood boarding and mosaic tiles to 

the shower enclosure. 

115 The internal walls and partitions generally appear to be in sound condition and free 

from any evidence of any significant defects, although the finishes generally look a 

little tired and in due course would benefit from preparation and redecoration. 

116 It is also noted that there is horizontal hairline cracking to the right of the radiator in 

the front dormer bedroom associated with the position of the cornice externally and 
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most likely as a consequence of slight differential movement in this location and this 

is not considered significant but in due course this crack will require cutting out and 

filling prior to redecoration. 

117 In the rear reception room the chimney breast has been retained but the fireplace, 

hearth and surround have been removed and the surfaces made good and this chimney 

stack is in satisfactory condition but an air vent is required to prevent the 

accumulation of condensation in the flue which can lead to damp problems. 

118 The brick fireplace and exposed chimney breast in the front reception room 

incorporates a coal effect gas fire but this has been disconnected but as there appears 

to be an open flue would be capable of being used subject to the flue being swept and 

checked by a competent chimney sweep and a servicing and refitting this appliance by 

a member of the Gas-Safe scheme. 

119 The front reception room would also ideally benefit from having an air brick set into 

the front elevation wall to provide air for combustion, etc.   

 

 

 

FLOORS, SKIRTINGS AND STAIRS 

120 The floors throughout the property are suspended, timber floors with floor joists and 

floor boarding. 

121 In the entrance hallway area the floorboards are exposed and are stained and 

varnished whilst in the reception rooms the floors are finished with fully fitted carpet 
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and in the kitchen and cloakroom the level of the floor finish has been raised to 

accommodate riven tiles in the kitchen and ceramic floor tiles in the cloakroom. 

122 These floors are all firm and reasonably level and free from any evidence of any 

significant defects, although in the hallway and in the carpeted rooms there are quite a 

number of loose and creaking floorboards and ideally in due course the floor 

coverings will need lifting and the loose floorboards screwed down before refitting 

the floor finishes. 

123 In addition the floors undulate slightly as a result of historic settlement but this is 

within reasonable limits and is therefore not considered unduly significant.  

124 The floors at third floor level are suspended, timber floors with floor joists and floor 

boarding and in the front and rear bedrooms the floors are finished with laminate 

flooring whilst in the staircase and landing area the floors are carpeted and in the 

bathroom and shower room there are ceramic floor tiles. 

125 Again these floors are firm and reasonably level and free from any evidence of any 

significant defects but there are similarly a number of creaking floorboards which will 

need to be dealt with. 

126 Due to the age of the conversion it is noted that it is unlikely that any special measure 

were included in the floor construction of the flat to prevent sound transmission and 

as noise can be a problem between flats, it is recommended that enquiries be made 

through your solicitor to establish if there is any history of a problem with noise in 

this property.  In the future it would be possible to improve sound reduction 

performance between the flats by laying a Reduc or similar underlay beneath the 

flooring and you may wish to consider introducing a secondary ceiling using a 

proprietary sound reduction suspended plasterboard system. 
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127 At the junction of the floors with the internal walls and partitions there are 250mm 

deep painted softwood ovolo skirtings and although these are generally in reasonable 

condition they require preparation and redecoration and in a number of locations there 

are cracks at the junction of the skirtings with the walls and partitions which will 

require filling.  

128 The stair between second and third floor level is a softwood stair with carpeted treads 

and risers and exposed painted strings and with a balustrade formed with square 

newels, square balusters and painted moulded handrail which continues to form a 

balustrade at first floor level. 

129 This stair is generally in satisfactory condition, although the decorations are a little 

tired and in due course this stair will require preparation and redecoration. 

 

DAMPNESS 

130 As the property was situated at upper ground floor level none of the internal walls and 

partitions were tested with an electronic moisture meter to establish if there were any 

significant levels of rising dampness, and in addition it is noted that the external 

envelope of the flat generally appears to be free of any significant damp penetration. 

 

 

INTERNAL JOINERY 

131 The flat entrance door is a flush faced, veneered, solid core door which is painted on 

the inside and is hung in a painted softwood frame and surround. This door is fitted 
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with a pair and a half of hinges and with security bolts with a Perko door closer, brass 

knob, two dead locks and night latch as well as the brass number ‘7’. 

132 The door and frame are generally in satisfactory condition but again in due course 

would benefit from preparation and redecoration. 

133 The remaining doors are painted flush faced, solid core doors hung in painted 

softwood frames and surrounds and with brass knobs and the cloakroom and rear 

reception room door are fitted with Perko door closer, although the door closer to the 

cloakroom has been removed. 

134 These doors and frames are generally in satisfactory condition but similarly would 

benefit from preparation and redecoration in due course and the brass knobs replacing 

as they are fairly heavily tarnished.  

135 The door to the kitchen also requires minor easing and adjusting as it binds. 

136 The door to the front reception room is a sliding painted softwood glazed door with 

sliding track and with softwood framing. The door and frame are generally in 

satisfactory condition but would benefit from slight easing and adjusting so that the 

door closes more easily and consideration might be given to providing ‘D’ handles to 

facilitate opening and closing of this door.  

137 The understairs cupboard has a flush faced, solid core door which is painted on the 

outside and has a veneer face inside and this is hung in a painted softwood frame and 

surround. This cupboard is fitted with slatted shelving and accommodates the hot 

water cylinder and also has some spur shelving as well as the electrical consumer unit 

being located in this cupboard. 

138 This cupboard is generally in satisfactory condition but again would benefit from 
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preparation and redecoration in due course and again the brass knobs are tarnished 

and would benefit from being replaced.  

139 The doors at third floor level are also flush faced, solid core doors which are painted 

and hung in painted softwood frames and surrounds and incorporate Perko door 

closers, although Perko door closer on the bathroom door has been disabled as has the 

shower room door.  

140 In the front dormer bedroom there are skeeling cupboards to the left and right which 

have flush faced, hollow core doors in painted softwood frames and surrounds and 

these cupboards have been lined out internally with plywood and are generally in 

satisfactory condition. 

141 In the rear bedroom there are built-in cupboards to either side of the Velux skylight on 

the flank elevation and these have sliding, folding mirror doors and these cupboards 

are fitted with internal shelves and hanging space. This fitting is in satisfactory 

condition. 

142 At the rear of the left hand cupboard there is a further skeeling cupboard with flush 

faced, hollow core door which gives access to the rear roof void. 

143 The rear skeeling is boarded for storage and is rather untidy because the lagging in 

this area has fallen down from between the rafters, otherwise the timbers are generally 

in satisfactory condition and ideally the insulation needs to be rationalised, although it 

has a fairly limited benefit. 

 

 

144 The wardrobes in this room are generally in acceptable condition but require easing 
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and adjusting so that the doors open and close more easily and they are poorly 

finished off.  

145 At second floor level in the front reception room there are painted softwood single 

glazed casement windows with low and high level opening casements and although 

these are generally in acceptable condition they require easing and adjusting and 

probably the provision of better quality ironmongery as well as preparation and 

redecoration and this particularly relates to the external finish which is in poor 

decorative order.  

146 In the kitchen there is a traditional pattern, single glazed box sash window which is 

generally in acceptable condition but because of its shape the sashes don’t open and 

close very freely.  

147 There are also traditional pattern, single glazed, painted softwood, box sash windows 

in the rear reception room and these are painted shut and require easing and adjusting, 

although they are otherwise in acceptable condition.  

148 In the hallway at the rear there is a painted softwood single glazed door in painted 

softwood frame and surround with hardwood threshold. This door has been draught 

sealed and is in reasonable condition but requires preparation and redecoration and 

possibly fitting of better quality draught stripping to improve its condition. The 

threshold also needs stripping and sealing.  

149 In the common staircase area on the rear elevation there is a painted softwood single 

glazed opening casement window and this generally requires easing and adjusting and 

some repairs to the external cill where there is wet rot and the exterior also generally 

requires preparation and redecoration.  
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150 On the top floor staircase landing there is a small casement window and the top sash 

is in poor condition and needs to be replaced and external repairs are required to this 

windows. 

151 Adjacent is a Georgian wire skylight which appears to be in acceptable condition 

internally.  

152 In the front double bedroom there are opening casements on the front elevation and 

although the casements and frame are generally in satisfactory condition the cill is 

rotten and requires cutting out and replacing and ideally the ironmongery needs 

replacing to improve the general condition and appearance of this window. 

153 On the flank elevation of this bedroom on the slope is a Velux skylight which 

although in acceptable condition requires the sealed double glazed unit to be replaced 

as it is misted. 

154 The bathroom on the top floor level is fitted with a traditional pattern, painted 

softwood single glazed box sash window with spiral springs and this has suffered 

from condensation internally and needs stripping and redecorating and externally also 

requires stripping and redecoration.  

155 In the rear bedroom there are painted softwood French doors hung in a painted 

softwood frame and surround and again although these are in acceptable condition 

they require preparation and redecoration internally to remedy damage caused by 

condensation and they also require some external repairs and preparation and 

redecoration including to the hardwood cill and sections of wet rot need to be cut out 

and replaced.  

156 This bedroom also has a Velux skylight on the flank elevation and again the seal on 

this Velux double glazed unit has broken as this panel is misted and needs replacing.  
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KITCHEN FITMENTS 

157 The kitchen is fitted with a reasonably full range of wall and floor mounted units and 

incorporates a gas oven and hob with recirculation hood over, with a tall built-in 

fridge/freezer and a plumbed-in washing machine and a one and a half bowl stainless 

steel sink and drainer with block mixer tap.  There is a plumbed-in dishwasher 

adjacent. 

158 These fittings are in serviceable condition, although there is a gap above the pelmet at 

the junction with the ceiling which needs to be filled in and the cornice to the pelmet 

needs to be finished on the return adjacent to the flank elevation wall.  

159 The mastic seals at the junction of the worktops and ceramic tiling also needs to be 

rerun and some minor regrouting is required to the wall tiling.  

 

SANITARY FITTINGS 

Bathroom 

160 The bathroom is fitted with a pedestal wash hand basin with block mixer tap, a close 

coupled WC and a bath with pillar taps and with shower screen and Aqualisa 

Aquastream wall mounted electric shower.  The bath is finished with a painted 

softwood boarded panel to match the wall panelling.  

161 These fittings are all generally in serviceable condition, although the flush to the WC 

needs adjusting and the pillar taps to the bath need refixing and some making good is 

required to the decorations to the bath panel. 
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162 In addition to the above it is noted that there is a window there is no mechanical 

extraction from this bathroom and ideally consideration needs to be given to 

providing a mechanical extractor fan linked to the light.  

163 The mastic seals at the junction of the bath and wall tiles are in good condition and it 

is important to maintain the perimeter seals in watertight condition in order to prevent 

water penetration under the fitting, which can lead to timber decay and damage 

internally. 

 

Shower Room 

164 The shower room is fitted with a pedestal wash hand basin with block mixer tap, a 

close coupled WC and a corner shower with powder coated aluminium and glass 

screen and door and with a wall mounted thermostatic control and shower head.  The 

shower head is pumped. 

165 These fittings are generally in serviceable condition, although the control valve to the 

shower needs adjusting so that it closes and shuts off properly. 

 

SERVICES 

166 We have not tested the service installations within the property and therefore cannot 

comment on their condition or adequacy.  Our remarks are therefore based on a visual 

inspection only.  If further information or testing is required on these installations we 

can arrange for independent electricians and plumbers to produce reports on receipt of 
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your further instructions. 

 

167 Cold water is provided on the rising main to the kitchen sink with the remainder of the 

installation being supplied by stored water from a cold water storage tank located in 

the roof void.  

168 Heating and hot water is provided by a wall hung, gas fired, Potterton Prima B boiler 

with balanced flue located in a wall cupboard in the kitchen and there are panel 

radiators in all of the principal rooms with TRVs and there is an insulated hot water 

cylinder in the understairs cupboard. 

169 This installation appears to be a number of years old but generally appears to be in 

serviceable condition and working order, nevertheless we recommend that it is 

inspected and tested by a competent heating engineer, and a service agreement 

entered into. 

170 Consideration might also be given to increasing the capacity of the hot water storage 

vessel. 

171 The electrical distribution board and fuses are located in the understairs cupboard and 

although there are a reasonable number of power and lighting points it is not to 

contemporary standards and the fuseboard includes re-wireable fuses which do not 

conform to modern Institute of Electrical Engineers standards, we recommend that 

allowance be made for upgrading the consumer unit at the very least and also to 

providing a hard wired heat detector in the kitchen and hard wired smoke detectors in 

the hallway and landing areas to upgrade the fire safety. 

172 The flat is fitted with an entry phone with the control set being adjacent to the flat 
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entrance door and this is in satisfactory working condition. 

173 There is also no burglar alarm fitted to the property and on the question of security, 

we recommend that an appointment is arranged with the local Crime Prevention 

Officer in order to obtain professional advice on the question of locks, alarms, and 

security, etc.  This service is free of charge. 

 

GENERALLY 

174 We have not inspected woodwork or other parts of the structure that are covered, 

unexposed or inaccessible and we are therefore unable to report that any such part of 

the property is free from defect. 

175 We are obliged by Law to point out that we have not carried out investigations to 

determine whether high alumina cement, asbestos, calcium chloride additives, 

permanent wood wool slab formwork or other deleterious materials were used during 

the construction or repair of the building and we are therefore unable to confirm that 

the building is free from risk in this respect. 

176 We also confirm that we have not tested the building, or its land, for pollutants, 

contaminants, methane, radon or toxic gases and we have not carried out a site 

investigation, a geographic or geophysical survey, and we are therefore unable to 

confirm that the property is free from risk in these respects. 

177 We have not taken into account the layout or any dimensions within the property that 

may restrict the movement, installation or removal of furniture, equipment, or other 

goods and we are therefore unable to give any guarantees or advice in this respect. 

178 We have not investigated the likelihood of the property being affected by flooding, 
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and refer you to the Environmental Agency (www.environment-agency.gov.uk) if this 

is a concern. 

 

 

CONCLUSION 

179 Flat 7, 34 Maida Vale is in reasonable condition although the internal finishes to the 

flat need to be updated and some improvements also need to be made to the services, 

fixtures and fittings. 

180 Externally there do not appear to be any significant or urgent matters requiring 

attention in relation to the freehold as a whole, although the external joinery 

particularly to this flat requires preparation and redecoration in order to maintain its 

condition and appearance. 

181 Concerning the flat some timber repairs are likely to be required to the French doors 

at the rear. 

182 Otherwise the external freehold as aspects generally appear to have been reasonably 

well maintained, although some further cleaning down and improvements are required 

around the bin store area. 

183 It will be important to monitor and prune the plane tree at the front of the property on 

a regular basis to prevent further damage being caused. 

184 The common parts are suffering from a degree of wear and tear and in due course will 

require preparation and redecoration. 

185 Consideration needs to be given to providing emergency lighting and a linked smoke 

http://www.environment-agency.gov.uk/
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and heat detection system with alarm should be provided.  

186 Internally within the flat insulation in the front roof void to the dormer needs to be 

rationalised and the feed and expansion tank needs to be properly supported. 

187 The ceilings and internal walls and partitions require some areas of making good 

where hairline cracks have occurred and they generally require preparation and 

redecoration. 

188 The internal joinery also generally requires overhauling, easing and adjusting with 

better quality ironmongery fitting and with Perko door closers needing to be 

reinstated.  

189 Some finishing off is required to the kitchen fittings as the pelmet over the wall units 

is incomplete and in the rear en-suite shower room the controls to the shower 

thermostat need to be serviced as they stick. 

190 Because of the age of the heating and hot water installation it will require inspecting 

and testing by a competent heating engineer.  

191 We therefore recommend that allowance be made for upgrading the consumer unit. 

192 A hard wired heat detector should be provided in the kitchen and hard wired smoke 

detectors in the hallway and landing areas. 

193 Notwithstanding our comments above, we can see no reason, from a surveyor’s point 

of view, why you should not proceed with your proposed purchase.   

 

Finally, in accordance with our standard practice, we confirm that this report is for the 

attention of the addressee only and that no liability can be accepted to a third party by this 
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firm for the whole or any part thereof. 

Yours sincerely 

 

SW19 SURVEYING & DESIGN   
 
If you have queries relating to this report, please do not hesitate to telephone our surveyor direct:  

Mr Chris Powell FRICS on Tel 07860551072  
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Cost Summary 
 

 

 

Description Estimated £ 

Fit insulation in the front roof void to the dormer and rationalise 

the support to the feed and expansion tank  

300.00 

Making good to the plaster finishes to the ceilings and internal 

walls and partitions and preparation and redecoration. 

8,000.00 

Overhauling, easing and adjusting the internal joinery and fitting 

with better quality ironmongery and reinstating the Perko door 

closers  

600.00 

Finishing off to the kitchen pelmet over the wall units  200.00 

Servicing the thermostat to the en-suite shower room  200.00 

Inspecting and testing the heating and hot water installation  600.00 

Upgrading the consumer unit. 600.00 

Fitting a hard wired heat detector should be provided in the 

kitchen and hard wired smoke detectors in the hallway and 

landing areas. 

1,000.00 

Repairs and redecoration to the external joinery to the flat 800.00 

  

Total (excluding VAT) £12,300.00 

 

 

The above figures are intended as a guide only and should be verified by a builder prior to 

exchange of contracts. 

 

The above figures exclude VAT. 

 

It is usually prudent to allow an additional 15% contingency sum for unforeseen costs, when 

undertaking building repairs. 
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Fig 1:  View showing portico where  settlement is evident Fig 2: View of front boundary brickwork and                                                                                                            

storage to front  area which would benefit                                                                                                                             

from cleaning 

                  .                                  
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   Fig 3:  View of front boundary wall where       Fig 4: View of gas meter cabinets in front 

 cracking has been caused by tree roots            area where creepers need cutting   

                                back and area cleaning as above 

 
 


