
Single Survey Report

on

surveying options
N J Coward

Old Granary
Quoys of Houton

Orphir

K Kritchlow

Old Granary
Quoys of Houton
Orphir

25/02/2025

N J Coward, MRICS
The Office
Burgar House
Evie
KW17 2NJ

Customer:

Customer address:

Date of inspection:

Prepared by:

N J Coward, MRICS, The Office, Burgar House, Evie, Orkney, KW17 2NJ
Tel: 07732614493

Web site: www.njcoward.co.uk – email: nick@njcoward.co.uk



surveying options
N J Coward

1. INFORMATION AND SCOPE OF INSPECTION

This section tells you about the type, accommodation, neighbourhood, age and construction of the
property.  It also tells you about the extent of the inspection and highlights anything that the surveyor
could not inspect.

All references to visual inspection refer to an inspection from within the property without the need to
move any obstructions and externally from ground level within the site and adjoining public areas.
Any references to left or right are taken facing the front of the property.

The inspection is carried out without causing damage to the building or its contents and without
endangering the occupiers or the surveyor.  Heavy furniture, stored items and insulation are not
moved.  Unless identified in the report the surveyor will assume that no harmful or hazardous
materials or techniques have been used in the construction.  The presence or possible consequences
of any site contamination will not be researched.

Services such as TV/cable connection, internet connection, swimming pools and other leisure
facilities etc. were not inspected or reported on.

Description Detached  House with annex attached to gable wall.

Accommodation Entrance Hall, Dining/Kitchen, Sitting-room, Study, Bedroom with
en-suite shower-room and WC on the Ground Floor;
Landing and two Bedrooms on the Attic Floor. Both have en-suite
shower-rooms;
Open plan Entrance Area/Kitchen/Sitting-room, Bedroom and "Jack and
Jill" Bathroom in  the annex.

Gross internal floor
area (M2)

193

Neighbourhood Property forms part of the scattered rural community of Houton in the
parish of Orphir.

Age 100 but converted 15 years ago and refurbished in the past 5 years.
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Weather Bright sun and cold

Chimney stacks No chimneys are present. 3 "metalbestos" flues serve the stoves in the
annex and main property.

Roofing including roof
space

The property has a pitched roof covered with a variety of finishes
including box section steel sheeting, Welsh and cement fibre slate.

Glass wool insulation has been laid between the roof timbers. The main
kitchen has a "cathedral" ceiling.

Rainwater fittings Black aluminium gutters and downpipes fitted.

Main walls Natural stone, pointed
Extension is of timber frame, clad in vertical weatherboard.

Windows, external
doors and joinery

All double glazed windows in timber frames.

External decorations All external joinery has been painted with micro-porous paint.

Conservatories /
porches

None present.

Communal areas None present.

Garages and permanent
outbuildings

Part of the original building has been retained as a store/workshop. It is
of stone walls beneath a pitched roof of box section steel sheeting.

Outside areas and
boundaries

The dwelling forms the boundary at the western and northern sides of the
site. A designer garden together with a gravel parking area fill the
remainder of the site.
Boundaries are defined by stone walls.

Ceilings Generally plasterboard sheeting, taped and filled.
Timber planking ceilings are fitted within the annex.

Internal walls Stud partitions clad with plasterboard are installed throughout.
The walls of the Study and Sitting-room in the annex are lined with
timber planking.

Floors including
sub-floors

Floors are flagstone and solid concrete. Fitted floor covering are present
in some rooms.
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Internal joinery and
kitchen fittings

Modern units are fitted in the Kitchen.
Skirtings and facings are softwood.
Solid softwood doors are installed.

Chimney breasts and
fireplaces

Wood burning stoves are present in the Sitting-rooms of the main
dwelling and annex. Both are served with "metalbestos" flues and are set
on stone hearths.

Internal decoration All walls and ceilings have been emulsioned and/or papered.
Skirtings and facings have been both painted.

Cellars None present.

Electricity Mains electricity wired in double insulated cable.

Gas None present.

Water, plumbing and
bathroom fittings

Supply direct from the Mains with no internal cold water storage.

Modern sanitaryware installed.

Heating and hot water Underfloor heating fired by an air source heat pump situated against the
western elevation is fitted throughout. Radiators serve the Attic floor.
This also heats the domestic hot water.

Drainage Drainage is to a private septic tank

Fire smoke and burglar
alarms

Smoke detectors are present throughout.

Any additional limits
to inspection
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Sectional diagram showing elements of a typical house

Reference may be made in this report to some or all of the above component parts of the property. This diagram may assist
you in locating and understanding these terms.
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2 CONDITION

This section identifies problems and tells you about the urgency of any repairs by using one of three
categories.

No evidence of any current movement was noted.

Repair Category 1

Notes

Structural movement

No current dampness, rot or infestation was noted.

Repair Category 1

Notes

Dampness, rot and infestation

No defects were noted.

Repair Category 1

Notes

Chimney stacks

Main roof and void are functional.
Accommodation occupies the majority of the void.
Access was limited to "head and shoulders" only.

Repair Category 1

Notes

Roofing including roof space

The guttering and downpipes appear to be operating correctly.
Weather conditions prevent comment on their efficacy.

Repair Category 1

Notes

Rainwater fittings

Generally no defects were noted.

Repair Category 1

Notes

Main walls

Old Granary Quoys of Houton Orphir Page 6



No defects were noted

Repair Category 1

Notes

Windows, external doors and joinery

Decoration is well maintained.

Repair Category 1

Notes

External Decorations

None present.

Repair Category n/a

Notes

Conservatories / porches

None present.

Repair Category n/a

Notes

Communal areas

All are in wind and watertight condition.

Repair Category 1

Notes

Garages and permanent outbuildings

Boundaries are clearly defined.
The site is immaculate.

Repair Category 1

Notes

Outside areas and boundaries

 No defects noted.

Repair Category 1

Notes

Ceilings

Generally no defects were noted.

Repair Category 1

Notes

Internal walls
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Floors are firm and level and without significant defect.

Repair Category 1

Notes

Floors including sub-floors

All internal joinery is satisfactory.

Repair Category 1

Notes

Internal joinery and kitchen fittings

The fires were not operating during inspection.
In satisfactory condition.

Repair Category 1

Notes

Chimney breasts and fireplaces

Decoration is immaculate.

Repair Category 1

Notes

Internal decoration

None present.

Repair Category n/a

Notes

Cellars

No defects noted.
A current Electrical Engineer's Certificate is available.

Repair Category 1

Notes

Electricity

None present.

Repair Category n/a

Notes

Gas

All sanitaryware is adequate.
Generally no defects were noted and the system was functional.

Repair Category 1

Notes

Water, plumbing and bathroom fittings
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All satisfactory.
It is understood that the system is operating correctly. A recent service has been
completed.

Repair Category 1

Notes

Heating and hot water

No defects were noted.

Repair Category 1

Notes

Drainage
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1

Repair Categories

Category 3:
Urgent Repairs or
replacement are
needed now.  Failure
to deal with them
may  cause problems
to other parts of the
property or cause a
safety hazard.
Estimates for repairs
or replacement are
needed now.

Category 2:
Repairs or
replacement requiring
future attention, but
estimates are still
advised.

Category 1:
No immediate action
or repair is needed.

Structural movement

Dampness, rot and infestation

Chimney stacks

Roofing including roof space

Rainwater fittings

Main walls

Windows, external doors and joinery

External decorations

Conservatories / porches

Communal areas

Garages and permanent outbuildings

Outside areas and boundaries

Ceilings

Internal walls

Floors including sub-floors

Internal joinery and kitchen fittings

Chimney breasts and fireplaces

Internal decorations

Cellars

Electricity

Gas

Water, plumbing and bathroom fitting

Heating and hot water

Drainage

Set out below is a summary of the condition of the property which is provided for
reference only. You should refer to the comments above for detailed information.

1

Remember

The cost of repairs may influence the amount someone is prepared to pay for the
property. We recommend that relevant estimates and reports are obtained in your own
name.

Warning

If left unattended, even for a relatively short period, Category 2 repairs can rapidly
develop into more serious Category 3 repairs. The existence of Category 2 or
Category 3 repairs may have an adverse effect on marketability, value and the sale
price ultimately achieved for the property. This is particularly true during slow market
conditions where the effect can be considerable.

1

1

1

1

1

1
n/a

n/a

1
1

1

1

1
1

1

1

n/a

1

n/a

1

1

1



3. ACCESSIBILITY INFORMATION

Guidance Notes on Accessibility Information

Three steps or fewer to a main entrance door of the property:  In flatted
developments the ‘main entrance’ would be the flat’s own entrance door, not the
external door to the communal stair.  The ‘three steps or fewer’ are counted from
external ground level to the flat’s entrance door. Where a lift is present, the count is
based on the number of steps climbed when using the lift.

Unrestricted parking within 25 metres:  For this purpose, ‘Unrestricted parking’
includes parking available by means of a parking permit. Restricted parking
includes: Parking that is subject to parking restrictions, as indicated by the presence
of solid yellow, red or white lines at the edge of the road or by a parking control
sign, parking meters or other coin-operated machines.

1. Which floor(s) is the living accommodation on?

8. Is there unrestricted parking within 25 metres
of an entrance door to the building?

7. Are all rooms on the same level with no internal
steps or stairs?

6. Is there a toilet on the same level as a bedroom?

5. Is there a toilet on the same level as the living
room and kitchen?

4. Are all door openings greater than 750mm?

3. Is there a lift to the main entrance door of the
property?

2. Are there three steps or fewer to a main entrance
door of the property?

Ground Floor

Yes

No

Yes

Yes

Yes

No

Yes
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4. VALUATION AND CONVEYANCER ISSUES

This section highlights information that should be checked with a solicitor or
licensed conveyancer. It also gives an opinion of market value and an estimated
re-instatement cost for insurance purposes.

N J Coward

The Office
Burgar House
Evie
KW17 2NJ

Valuation and market comments
I am of the opinion that the open market value of Old Granary Quoys of Houton
Orphir, as inspected, is fairly stated at £560000

Report author:

Address:

Signed:

Date of report:

Estimated re-instatement cost for insurance purposes

Friday, 7, March, 2025

Matters for a solicitor or licensed conveyancer

£760,000.00

Old Granary Quoys of Houton Orphir Page 12



The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health
Organisation as a “Global Pandemic” on 11 March 2020, has impacted global
financial markets. Travel restrictions have been implemented by many countries.
Market activity is being impacted in many sectors. As at the valuation date, I
consider that I can attach less weight to previous market evidence for comparison
purposes, to inform opinions of value.  Indeed, the current response to COVID-19
means that we are faced with an unprecedented set of circumstances on which to
base a judgement.
My valuation(s) is / are therefore reported on the basis of ‘material valuation
uncertainty’ as per VPS 3 and VPGA 10 of the RICS Red Book Global.
Consequently, less certainty – and a higher degree of caution – should be attached to
our valuation than would normally be the case. Given the unknown future impact
that COVID-19 might have on the real estate market, we recommend that you keep
the valuation of Old Granary under frequent review.
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N J Coward, MRICS, The Office, Burgar House, Evie, Orkney, KW17 2NJ
Tel: (01856) 873342

Web site: www.njcoward.co.uk – email: nick@njcoward.co.uk
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You can use this document to:Energy Performance Certificate (EPC)
Dwellings

Scotland
OLD GRANARY QUOY,  TOWER ROAD, ORPHIR, ORKNEY, KW17 2RD

Dwelling type: Semi-detached house
Date of assessment: 25 February 2025
Date of certificate: 07 March 2025
Total floor area: 116 m2

Primary Energy Indicator: 220 kWh/m2/year

Reference number: 0110-2275-5220-2125-0555
Type of assessment: RdSAP, existing dwelling
Approved Organisation: Elmhurst
Main heating and fuel: Air source heat pump,

underfloor, electric

You can use this document to:
Compare current ratings of properties to see which are more energy efficient and environmentally friendly•
Find out how to save energy and money and also reduce CO2 emissions by improving your home•

Estimated energy costs for your home for 3 years* £6,063

Over 3 years you could save* £303

See your
recommendations

report for more
information

* based upon the cost of energy for heating, hot water, lighting and ventilation, calculated using standard assumptions

Very energy efficient - lower running costs Current Potential

97A(92 plus)

B(81-91)

69C(69-80)

D(55-68)

E(39-54

F(21-38)

G(1-20)

Not energy efficient - higher running costs

Energy Efficiency Rating

This graph shows the current efficiency of your home,
taking into account both energy efficiency and fuel
costs. The higher this rating, the lower your fuel bills
are likely to be.

Your current rating is band C (69). The average rating
for EPCs in Scotland is band D (61).

The potential rating shows the effect of undertaking all
of the improvement measures listed within your
recommendations report.

Very environmentally friendly - lower CO2 emissions Current Potential

96A(92 plus)

B(81-91)

71C(69-80)

D(55-68)

E(39-54

F(21-38)

G(1-20)

Not environmentally friendly - higher CO2 emissions

Environmental Impact (CO2) Rating

This graph shows the effect of your home on the
environment in terms of carbon dioxide (CO2)
emissions. The higher the rating, the less impact it has
on the environment.

Your current rating is band C (71). The average rating
for EPCs in Scotland is band D (59).

The potential rating shows the effect of undertaking all
of the improvement measures listed within your
recommendations report.

Top actions you can take to save money and make your home more efficient

Recommended measures Indicative cost Typical savings over 3 years

1 Solar water heating £4,000 - £6,000 £303.00

2 Solar photovoltaic (PV) panels £3,500 - £5,500 £1182.00

3 Wind turbine £15,000 - £25,000 £2595.00

A full list of recommended improvement measures for your home, together with more information on potential cost and
savings and advice to help you carry out improvements can be found in your recommendations report.

THIS PAGE IS THE ENERGY PERFORMANCE
CERTIFICATE WHICH MUST BE AFFIXED TO THE
DWELLING AND NOT BE REMOVED UNLESS IT IS

REPLACED WITH AN UPDATED CERTIFICATE

To find out more about the recommended measures
and other actions you could take today to stop
wasting energy and money, visit greenerscotland.org
or contact Home Energy Scotland on 0808 808 2282.



Page 1 of 5Elmhurst Energy Systems RdSAP Calculator v4.13r0002 (SAP 9.94)

Recommendations Report
OLD GRANARY QUOY,  TOWER ROAD, ORPHIR, ORKNEY, KW17 2RD
07 March 2025 RRN: 0110-2275-5220-2125-0555

Summary of the energy performance related features of this home
This table sets out the results of the survey which lists the current energy-related features of this home. Each element
is assessed by the national calculation methodology; 1 star = very poor (least efficient), 2 stars = poor, 3 stars =
average, 4 stars = good and 5 stars = very good (most efficient). The assessment does not take into consideration the
condition of an element and how well it is working. ‘Assumed’ means that the insulation could not be inspected and an
assumption has been made in the methodology, based on age and type of construction.

Element Description Energy Efficiency Environmental

Walls Sandstone or limestone, as built, insulated
(assumed)

Roof Pitched, insulated (assumed)
Roof room(s), insulated

Floor Solid, insulated (assumed)

Windows Fully double glazed

Main heating Air source heat pump, underfloor, electric

Main heating controls Time and temperature zone control

Secondary heating Room heaters, dual fuel (mineral and wood)

Hot water From main system

Lighting Low energy lighting in all fixed outlets

The energy efficiency rating of your home
Your Energy Efficiency Rating is calculated using the standard UK methodology, RdSAP. This calculates energy used
for heating, hot water, lighting and ventilation and then applies fuel costs to that energy use to give an overall rating
for your home. The rating is given on a scale of 1 to 100. Other than the cost of fuel for electrical appliances and for
cooking, a building with a rating of 100 would cost almost nothing to run.

As we all use our homes in different ways, the energy rating is calculated using standard occupancy assumptions
which may be different from the way you use it. The rating also uses national weather information to allow comparison
between buildings in different parts of Scotland. However, to make information more relevant to your home, local
weather data is used to calculate your energy use, CO2 emissions, running costs and the savings possible from making
improvements.

The impact of your home on the environment
One of the biggest contributors to global warming is carbon dioxide. The energy we use for heating, lighting and power
in our homes produces over a quarter of the UK’s carbon dioxide emissions. Different fuels produce different amounts
of carbon dioxide for every kilowatt hour (kWh) of energy used. The Environmental Impact Rating of your home is
calculated by applying these 'carbon factors' for the fuels you use to your overall energy use.

The calculated emissions for your home are 38 kg CO2/m²/yr.

The average Scottish household produces about 6 tonnes of carbon dioxide every year. Based on this assessment,
heating and lighting this home currently produces approximately 4.4 tonnes of carbon dioxide every year. Adopting
recommendations in this report can reduce emissions and protect the environment. If you were to install all of these
recommendations this could reduce emissions by 2.9 tonnes per year. You could reduce emissions even more by
switching to renewable energy sources.



Page 2 of 5

Recommendations Report
OLD GRANARY QUOY,  TOWER ROAD, ORPHIR, ORKNEY, KW17 2RD
07 March 2025 RRN: 0110-2275-5220-2125-0555

Estimated energy costs for this home

Current energy costs Potential energy costs

Heating £4,998 over 3 years £4,998 over 3 years

Hot water £699 over 3 years £396 over 3 years

Lighting £366 over 3 years £366 over 3 years

Totals £6,063 £5,760

You could
save £303

 over 3 years

Potential future savings

These figures show how much the average household would spend in this property for heating, lighting and hot water.
This excludes energy use for running appliances such as TVs, computers and cookers, and the benefits of any
electricity generated by this home (for example, from photovoltaic panels). The potential savings in energy costs show
the effect of undertaking all of the recommended measures listed below.

Recommendations for improvement
The measures below will improve the energy and environmental performance of this dwelling. The performance
ratings after improvements listed below are cumulative; that is, they assume the improvements have been installed in
the order that they appear in the table. Further information about the recommended measures and other simple
actions to take today to save money is available from the Home Energy Scotland hotline which can be contacted on
0808 808 2282. Before carrying out work, make sure that the appropriate permissions are obtained, where necessary.
This may include permission from a landlord (if you are a tenant) or the need to get a Building Warrant for certain
types of work.

Recommended measures Indicative cost Typical saving
per year

Rating after improvement

Energy Environment

C 71 C 73

C 80 B 81

A 97 A 96

1 Solar water heating £4,000 - £6,000 £101

2 Solar photovoltaic panels, 2.5 kWp £3,500 - £5,500 £394

3 Wind turbine £15,000 - £25,000 £865

Choosing the right improvement package

For free and impartial advice on choosing suitable measures for your property, contact the Home Energy
Scotland hotline on 0808 808 2282 or go to www.greenerscotland.org.
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•

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                
Low and zero carbon (LZC) energy sources are sources of energy that release either very little or no carbon dioxide
into the atmosphere when they are used. Installing these sources may help reduce energy bills as well as cutting
carbon.
LZC energy sources present: 

Air source heat pump

Recommendations Report
OLD GRANARY QUOY,  TOWER ROAD, ORPHIR, ORKNEY, KW17 2RD
07 March 2025 RRN: 0110-2275-5220-2125-0555

About the recommended measures to improve your home’s performance rating
This section offers additional information and advice on the recommended improvement measures for your home

1 Solar water heating
A solar water heating panel, usually fixed to the roof, uses the sun to pre-heat the hot water supply. This can
significantly reduce the demand on the heating system to provide hot water and hence save fuel and money.
Planning permission might be required, building regulations generally apply to this work and a building warrant
may be required, so it is best to check these with your local authority. You could be eligible for Renewable Heat
Incentive payments which could appreciably increase the savings beyond those shown on your EPC, provided
that both the product and the installer are certified by the Microgeneration Certification Scheme (or equivalent).
Details of local MCS installers are available at www.microgenerationcertification.org.

2 Solar photovoltaic (PV) panels
A solar PV system is one which converts light directly into electricity via panels placed on the roof with no waste
and no emissions. This electricity is used throughout the home in the same way as the electricity purchased from
an energy supplier. Planning permission might be required, building regulations generally apply to this work and
a building warrant may be required, so it is best to check with your local authority.  The assessment does not
include the effect of any Feed-in Tariff which could appreciably increase the savings that are shown on this EPC
for solar photovoltaic panels, provided that both the product and the installer are certified by the Microgeneration
Certification Scheme (or equivalent). Details of local MCS installers are available at
www.microgenerationcertification.org.

3 Wind turbine
A wind turbine provides electricity from wind energy. This electricity is used throughout the home in the same
way as the electricity purchased from an energy supplier. Wind turbines are not suitable for all properties. The
system’s effectiveness depends on local wind speeds and the presence of nearby obstructions, and a site
survey should be undertaken by an accredited installer. Planning permission might be required and building
regulations generally apply to this work and a building warrant may be required, so it is best to check these with
your local authority. The assessment does not include the effect of any Feed-in Tariff which could appreciably
increase the savings that are shown on this EPC for a wind turbine, provided that both the product and the
installer are certified by the Microgeneration Certification Scheme (or equivalent). Details of local MCS installers
are available at www.microgenerationcertification.org.

Low and zero carbon energy sources

Your home's heat demand

In this section, you can see how much energy you might need to heat your home and provide hot water. These are
estimates showing how an average household uses energy. These estimates may not reflect your actual energy use,
which could be higher or lower. You might spend more money on heating and hot water if your house is less energy
efficient. The table below shows the potential benefit of having your loft and walls insulated. Visit
https://energysavingtrust.org.uk/energy-at-home for more information.

Heat demand Existing dwelling Impact of loft
insulation

Impact of cavity
wall insulation

Impact of solid wall
insulation

Space heating (kWh per year) 11,995 N/A N/A N/A

Water heating (kWh per year) 1,687
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OLD GRANARY QUOY,  TOWER ROAD, ORPHIR, ORKNEY, KW17 2RD
07 March 2025 RRN: 0110-2275-5220-2125-0555

About this document
This Recommendations Report and the accompanying Energy Performance Certificate are valid for a maximum of ten
years. These documents cease to be valid where superseded by a more recent assessment of the same building
carried out by a member of an Approved Organisation.

The Energy Performance Certificate and this Recommendations Report for this building were produced following an
energy assessment undertaken by an assessor accredited by Elmhurst (www.elmhurstenergy.co.uk), an Approved
Organisation Appointed by Scottish Ministers. The certificate has been produced under the Energy Performance of
Buildings (Scotland) Regulations 2008 from data lodged to the Scottish EPC register. You can verify the validity of this
document by visiting www.scottishepcregister.org.uk and entering the report reference number (RRN) printed at the
top of this page.

Assessor's name: Mr. Nicholas Coward
Assessor membership number: EES/009319
Company name/trading name: N J Coward
Address: The Mart

Hatson
Orkney
Kirkwall
KW15 1FL

Phone number: 01856 873342
Email address: nick@njcoward.co.uk
Related party disclosure: No related party

If you have any concerns regarding the content of this report or the service provided by your assessor you should in
the first instance raise these matters with your assessor and with the Approved Organisation to which they belong. All
Approved Organisations are required to publish their complaints and disciplinary procedures and details can be found
online at the web address given above.

Use of this energy performance information

Once lodged by your EPC assessor, this Energy Performance Certificate and Recommendations Report are available
to view online at www.scottishepcregister.org.uk, with the facility to search for any single record by entering the
property address. This gives everyone access to any current, valid EPC except where a property has a Green Deal
Plan, in which case the report reference number (RRN) must first be provided. The energy performance data in these
documents, together with other building information gathered during the assessment is held on the Scottish EPC
Register and is available to authorised recipients, including organisations delivering energy efficiency and carbon
reduction initiatives on behalf of the Scottish and UK governments. A range of data from all assessments undertaken
in Scotland is also published periodically by the Scottish Government. Further information on these matters and on
Energy Performance Certificates in general, can be found at www.gov.scot/epc.
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Recommendations Report
OLD GRANARY QUOY,  TOWER ROAD, ORPHIR, ORKNEY, KW17 2RD
07 March 2025 RRN: 0110-2275-5220-2125-0555

Advice and support to improve this property
There is support available, which could help you carry out some of the improvements recommended for this property
on page 3 and stop wasting energy and money.For more information, visit greenerscotland.org or contact Home
Energy Scotland on 0808 808 2282.

Home Energy Scotland’s independent and expert advisors can offer free and impartial advice on all aspects of energy
efficiency, renewable energy and more.
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