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74 *********,         B17 8QA. 

Kings Heath,    

Birmingham,         07749 423225  
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Dear ****,      

 

Re: Condition of Roof Finish at *******************************************,  

     ******.  

 

You have recently commissioned a flat roof repair to the dormer at your Mother’s property and 

were informed that the tile battens adjacent to this repair were rotten and the roofing 

contractor recommended that the main roof finish was replaced upon a modern lining and gave 

you quotation options for new tiles and reusing existing tiles.  

 

Subsequently, you have arranged for two further quotations; one roofing contractor again 

recommended complete renewal whereas the other indicated that the roof did not require 

renewal and only the shared valley gutter between the front gables needed renewing.  

 

You have therefore, requested our professional opinion based on a ground level and roof space 

survey.  

 

On the following pages are our observations and recommendations.  

 

The report will only comment upon this issue and you should be aware that this report does not 

cover all defects (if any) within the property. 

Yours sincerely,   

 
For and on behalf of Midland Property Surveys Limited, 

Warren Gill MRICS 

Chartered Building Surveyor 
 

 

Regulated by RICS 
We pride ourselves on delivering a high level of service in accordance with the RICS regulations. 
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MIDLAND PROPERTY SURVEYS LIMITED 
 

Re: Condition of Roof Finish at ****************************************** 

 

1.0 Observations  

 

1.01 We viewed the roof finish from ground level. We have commented upon what could 

be surveyed through binoculars but there were areas of the roof particularly around 

and into the front gable valley gutter that could not be seen from the ground and can 

only be seen whilst on the roof.  

1.02 There are two or three broken tiles to the front elevation.  

1.03 Again, there is a small amount of broken tiles to the rear elevation.  

1.04 The pointing to the front gable verge is in good condition.  

1.05 The pointing to the main side gable verge has fallen out in a number of places.  

1.06 The pointing to the right hand valley to front gable is falling away.  

1.07 The pointing to the side of the decorative ridge tiles has mostly fallen away. 

There is one ridge tile that has lost its crest.  

1.08 The right hand end ridge tile appears out of level and the area of tile immediately 

to the front also appears uneven. 

 

1.09 Access to the roof space is via two hatches; one from the second floor landing 

and another from the second floor storage room ceiling. The floor to both areas of the 

loft space is without boards and covered with insulation. We deemed it unsafe to enter 

the loft and walk around on the un-boarded and insulated floor; our inspection is 

therefore limited in both areas to an inspection from the hatches only.  

1.10 The underside of the rafters through the hatch at the top of the stairs, has been 

covered with felt that is fixed into place. This is usually fixed due to the original 

mortar torching degrading and falling away.  

1.11 Through a gap adjacent to the inner leaf of the gable wall, we could see tantalised 

battens and the rear of a small section of tiles. Tanalised battens are not original and 

this indicates that this area has had work carried out upon it. The rear of the tiles is 

clearly stamped with “Dreadnought” and the rear of the tiles is in good condition.   

1.12 We tested the purlin within this area with a probe moisture meter and the level of 

moisture was below what we would expect rot and woodworm to be able to flourish.    

1.13 From the hatch above the storage room ceiling, we gained a good view of the 

underside of roof finish including the tiles and battens.  

1.14 We could also see the back board to the flat roof dormer roof finish and a batten 

that had been replaced with a piece of 25mmx25mm softwood timber. 

1.15 We could also see builders expanding foam – we do not know why this had been 

applied between certain tiles.  

1.16 We could see daylight through the ridge tile which had the broken crest.  

 

 

 



                                                                               
 

Company Registered in England and Wales 7983851  
 

MIDLAND PROPERTY SURVEYS LIMITED 
 

Re: Condition of Roof Finish at *************************************** 

 

2.0 Observations  

 

1.17 We tested a rafter within this area with a probe moisture meter and the level of 

moisture was approaching (20%). This is approaching where we would expect rot and 

woodworm to be able to flourish.    

1.18 Again, there were some Dreadnought tiles but the majority were unmarked.  

1.19 All of the original mortar torching has fallen away from the rear of the battens. 

Mortar torching was applied to the batten/tile junction when the property was built to 

stop wind driven rain and snow. Now this has gone there is a theoretical risk of water 

penetration into the roof. The curved profile of the tiles and the steep pitch of the 

roof will lessen this risk.  

1.20 The battens and rear of the tiles were in good condition.   

1.21 We saw no evidence of rot or woodworm to areas that we could inspect from the 

hatches.  

1.22 We placed a moisture meter on the underside of the valley gutter to the second 

floor bedroom and to the wall below it in the first floor bedroom. It did not register 

any readings at all.   
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MIDLAND PROPERTY SURVEYS LIMITED 
 

Re: Condition of Roof Finish at +++++++++++++++++++++++Birmingham,  

    **********.  

 

2.0 Recommendations. 

 

2.1 Taking into consideration the current condition of the roof tiles and battens which 

is good and considering the expense and disruption of re-roofing, we would not 

recommend that the roof finish is replaced at this point in time.  

 

2.2 We do recommend:  

 

 All broken and missing tiles are replaced. 

 The ridge tiles should be repointed wherever mortar has fallen away. 

 The ridge tile with the broken crest should either be replaced or the gap where 

the crest has broken should be closed with mortar. 

 The right hand ridge tile and area of tiles immediately in front should be 

inspected to ensure that they are seated correctly upon the battens.  

 The side gable verge should be repointed where necessary. If this area is 

difficult to access without expensive scaffold, the current condition of the 

mortar is acceptable to leave.   

 The valleys to each dormer should be closely inspected. The right hand valley 

mortar will need removing and replacing. 

 The front shared valley gutter should be inspected. Our measurement for damp 

indicated that it was still in acceptable condition; however, we have not visually 

inspected it and it may require renewal. If so, we recommend that you discuss 

this with your neighbour as this gutter is shared between the properties and 

thus they may contribute to the cost. They can also confirm that it was not 

replaced when their property was re-roofed.   
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Re: Condition of Roof Finish at ******************************************,  

    *************.  

 

PHOTOGRAPHS 

 
1. BROKEN TILES TO REAR ELEVATION.  

 

 
 

2. RIDGE TILE WITH MISSING CREST. 
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PHOTOGRAPHS 
 

3. Mortar fillet is falling out of right hand valley. 

 

 
 

4. UNEVEN RIDGE TILE AND TILES IN FRONT OF RIDGE. 
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MIDLAND PROPERTY SURVEYS LIMITED 
 

PHOTOGRAPHS 

 

5. RIGHT HAND VALLEY APPEARS IN GOOD CONDITION. VALLEY GUTTER IS AT THE 

BASE OF THIS VALLEY.   

 

 
 
 

6. MODERN TANALISED TIMBERS AND DREADNOUGHT TILES.   

 

 



                                                                               
 

Company Registered in England and Wales 7983851  
 

MIDLAND PROPERTY SURVEYS LIMITED 
 

PHOTOGRAPHS 

 

7. MOISTURE METER IN PURLIN.   

 

 
 
 

8. DORMER FLAT ROOF BACK BOARD AND NEW SOFTWOOD BATTEN.   
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MIDLAND PROPERTY SURVEYS LIMITED 
 

PHOTOGRAPHS 

 

9. GENERAL VIEW TO UNDERSIDE OF ROOF ABOVE STORE ROOM. EXPANDING FOAM 

CAN BE SEEN. 

 
 
 

10. LOOKING TOWARDS PARTY WALL THAT HAS BEEN CLOSED WITH MODERN CONCRETE 

BLOCKS.    

 

 
 


