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INTRODUCTION

We have been asked to inspect and prepare a RapdrtSchedule of
Condition for an Industrial Unit in Norfolk.

This Report is to be read in conjunction with tleh&lule of Condition.
The work has been carried out as per our standammisTand Conditions of
Contract which have been emailed to you as patetonfirmation of our

instructions. If you would like further clarifiaah please do not hesitate to
contact us.

SYNOPSIS

SITUATION AND DESCRIPTION

A detached portal framed property with adjoiningildings within the
curtilage set within an industrial estate. Thepemy is multi-occupied and
sublet. This type of construction is typical ofetlpost war construction.
Whilst it has seen some upgrading and updating itas been limited.

If the age of the property interests you your Lef@visor may be able to find
out more information from the Deeds.
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SUMMARY OF CONSTRUCTION

External

Main Roof:

Gutters and Downpipes:
Soil and Vent Pipe:
Structure:

Walls:

External Joinery:

Internal Office

Ceilings:

Walls

Floors: Ground Floor:

First Floor:

Internal Workshop

Ceilings:

Walls

Floors: Ground Floor:

First Floor:
Services

Shallow pitched asbestos roof

Plastic

Internal

Portal frame

Stretcher bond in a silicone brick in a cement arort
Plastic double glazed windowshuiiit trickle vents

Timber fascias
Asbestos soffits

Ceiling tiles
Painted plaster
Concrete

Concrete

Underside of asbestos roof
Painted blockwork
Concrete

Steel framed timber joists mezzanine

We have been advised by the current owner of BametlRadiators & Heating Exchangers
Limited that the property has a mains water supgiginage, electricity and gas.

The above terms are explained in full in the ntmdy of the Report.

We have used the term ‘assumed’ as we have noedpgmthe structure.
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EXTERNAL PHOTOGRAPHS

MAIN BUILDING

|

Left hand elevation Right hand elevation
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GUILOTINE SHED

Front elevation Rear elevation

™
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Left hand elevation Right hand elevation
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ACCOMMODATION AND FACILITIES

Shared Areas
Main entrance
Ground floor stairway and landing
Ground floor male and female toilets

Leased Accommodation

Office
Reception/admin office on first floor front righéuhd side
Sales/admin area on rear right hand side
Directors office/admin on left hand side

Workshop — ground floor
Staff Area (walk through to gain access to canteen)
Gents toilets

Workshop — mezzanine first floor to right hand side
Office/store/filing room
Front store
Rear store

Front Workshop Area (includes mezzanine first floor as noted
above)

Rear Workshop Area (includes a storage area to leftand side)
Separate Building: Guillotine Building
We are advised the perimeter of the demise ofitaebgns with the right and

left hand side of the property extending to the ehtthe adjoining left hand
building (leased by another).

Outside Areas

The outside area is concrete and breaking up. &

Concrete breaking up
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REPORT FORMAT AND INFORMATION

To help you understand our Report we utilise varitachniques and different
styles and types of text, these are as follows:

PHOTOGRAPHS

We utilise photographs and sketches to
illustrate issues or features. In some
photographs a pencil has been used to highlight
a specific area.

ACTION REQUIRED AND RECOMMENDATIONS

We have used the teriCTION REQUIRED where we believe that there
are items that you should carry out action upomegotiate upon prior to
purchasing the Lease.

Where a problem is identified, we will do our bdset offer a solution.
However, with most building issues, there are Uguaklny ways to resolve
them dependent upon cost, time available and tigtHeof time you wish the
repair/replacement to last.

MARKET VALUE

We have not been asked to comment upon the maake¢ ¥n this instance.
We have not seen copies of the trading figureb®atcounts.

EVERY BUSINESS TRANSACTION HAS A RISK

Every business transaction has a risk, only youassess whether that risk is
acceptable to you and your circumstances.
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AGENT / BUSINESS DEVELOPMENT MANAGER — FRIEND OR
FOE?

It is important to remember that the agents ara@dor their client and not
the purchaser. We, as your employed Independemtrt€tbd Surveyor,
represent your interests only.

SOLICITOR/LEGAL ADVISOR

To carry out your legal work you can use a solicto a legal advisor. We
have used both terms within the report.

TERMS OF ENGAGEMENT/LIMITATIONS

This report is being carried out under our term&mjagement, as agreed to
and signed by you. If you have not seen and signedpy of our terms of
engagement please phone immediately.

OUR AIM IS ONE HUNDRED PERCENT SATISFACTION

Our aim is for you to be completely happy with ssevice we provide, and we
will try and help you in whatever way possible stjphone us.
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EXECUTIVE SUMMARY

Summaries are not ideal as they try to précis aftete complex subjects

into a few paragraphs. This is particularly saisummary about someone’s
future business when we are trying to second-gwlss your priorities are, so
it is important the Report is read in full.

It is inevitable with a report on a building of$hmature that some of the issues
we have focussed in on you may dismiss as irretead some of the areas
that we have decided are part of the ‘charactethisf property you may think
are very important. We have taken in the regior3@ photographs during
the course of this survey and many pages of nete#f,an issue has not been
discussed that you are interested in or concerhedtaplease phone and talk
to us before you purchase the lease (or indeed daimipurchasing the lease),
as we will more than likely have noted it and b&ab comment upon it. If
we have not we will happily go back. Having saltlof that, here are our
comments:

When purchasing the lease on an industrial unitbekeve there are three
elements you need to consider, these are:

The Business

Only you can decide upon the true potential ofldbsiness and its value to
you; although we do recommend taking independevitadn the value of the
business and property.

The Lease

The quality of the lease needs to be discussed ywitin Legal Advisor and
understood. You need to understand your righspaesibilities and liabilities
when you sign for a lease of this nature. We &sit your Legal Advisor
brings any onerous or unusual clauses to our ateninmediately. We
assume this is a standard full repairing and ingukiease.

We have spoken to Allen Brooke, the freeholderha&f property, and Brew
Craig, the owner of Broadlands Radiators and Heah&ngers Limited, and
we have been advised that the business BroadlardsatBrs and Heat
Exchangers Limited is being sold and with it thél Repairing and Insuring
Lease (not seen). We are advised that the workshop let on an External
and Internal Full Repairing Lease and the officensan Internal Only Full
Repairing Lease.
10
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With regard to the Workshop we would recommend thaSchedule of
Condition is attached to the Lease, as we haveupemtiand with regard to the
Internal Only Full Repairing Lease we would adviisat problems externally
may affect the internal of the property and an agwent needs to take place
with regard to what happens with these.

The Property

There are many aspects to look at property-wisth fsom its condition at the
moment, to its condition in relation to the leaseif this case a standard full
repairing and insuring lease, as we have not dezrie specifically relating
to this property).

You are currently reading the Property Report whscimtended to advise you
on the property element of the purchase. We Jslb gorovide you with a
Schedule of Condition, which will enable you to egmwith the Landlord the
condition of the property when you start to ledse i

Generally we found the industrial unit in very poocondition. There are
several specific issues that we bring to your attenwithin this report that
you will need to come to agreement on before weladvoecommend the Lease
is taken. We have divided the Executive Summaty Iffthe Good’, ‘The
Bad’ and ‘The Ugly’, to allow you to clarify and ¢as on exactly what the
Issues are.

The Good

Survey reports often are full of only the faultsl@eneral ‘doom and gloom’, so we thought
we would start with some positive comments on thegpty!

1 The property has already been utilised for thertmss and as such the
plant and fixtures and fittings are all in placee(do not know whether
these form part of the agreement to purchase 9r not

2 We assume that a Schedule of Condition will bechtd to the lease
which we feel is fair and essential when taking amroperty in this
condition.

3 Whilst there is asbestos at the property we arésadvthat an asbestos
survey has been carried out (we have not seen. thigje would
recommend that this is updated and samples takdreyf haven't been
and action taken as recommended.
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The Bad

Problems / issues raised in the ‘bad’ section argually solvable, but often need
negotiation upon. However, a large number of tmeay sometimes put us off the property.

1) Portal frame

The portal frame is suffering from so
corrosion having not been primed
painted for some time. This is particularn
noticeable to the areas that are expose
the weather, such as the rear of {
workshop area.

ACTION REQUIRED: Decoration
and cleaning of the steel frame and . .4 rusting to frame that
using some sort of rust stop proprietary secures ashestos
paint would be recommended. Note,

repainting clauses are normally part |FT=G_
a standard full repairing lease on a thi
or five year basis and at the end of tf |
lease term. This will be very onerous|
this clause is within your lease. W |
would recommend your solicitoi_, ¢
negotiates this out or the presef .

landlord redecorates all the metalwo Jf

to standard.

ANTICIPATED COST: In the region
of £5,000 to £10,000; please obtain
quotations.

Steel frame that needs decorating

12
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2) Asbestos roof

There is an asbestos roof, which from t‘l
inside and outside looks to be weathel
(we have not utilised a cherry picker

similar device to view the roof close up).

We find with this age of property th
anchor bolts are starting to rust a
asbestos sheets may become loose.

_ Damage to roof sheeting
We can see in some areas the asbestos sheet

Is damaged.

ACTION REQUIRED: An updated
asbestos report needs to be carried ¢
together with sampling and conditig
report of the roof. This should the
form part of the lease. We wish t&
advise you we are not asbest
surveyors and you will need to instruci
these.

Damage and dampness from roof

ANTICIPATED COST: A few hundred pounds, but the costs of
asbestos can be into the tens of thousands. Ribtsa quotes.

13
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3) Cladding

The external walls are formed/clad
brickwork and asbestos to the ma
building and to the Guillotine Building in &
metal sheet. We can see that imps
damage has caused deterioration to b
the walls and the asbestos and
proprietary metal sheet.

ACTION REQUIRED: General Impact damage
making good. B @ |
ANTICIPATED COST: In the region|

of £2,000 to £5,000. Please obtd
quotes. g

Please refer to the Schedule of Conditior

Impact damage around entrance to
the roller shutters

4) Cracking to silicon bricks

The property has been built in a silicg
brick. These bricks are renowned ff :
cracking due to their brittle nature. This|®
evident throughout the external walls a
has generally been replaced or overclad
most properties we see of this age.

ACTION REQUIRED: There is
extensive cracking on the outside of the

property; bOth_ raking, vertical and  cracking to silicon bricks
horizontal cracking.

We would recommend given the extent of this andicdit nature of
identifying additional/new cracks that all crackitmthe brickwork to
be excluded from the Lease. As far as we can sme thas been no
proper repair work whatsoever carried out. In scases there has been
some poor quality repointing.

14

Independent Chartered Surveyors

Marketing by:
www.1stAssociated.co.uk
0800 298 5424



ANTICIPATED COST: All cracking to the brickwork to be removed
from the Lease.

Please refer to the Schedule of Condition.

5) Windows

The windows to the workshop area 3
generally timber and metal and are in po
condition. In some places the windo
have been boarded over.

ACTION REQUIRED: We
recommend that the existing IandIo
replaces all the windows prior ftf
commencement of the lease. In addition

as an added bonus, from what we can  \yet rot in window sills
see the work being carried out within

would benefit from the additional light.

You may also wish to add security bars.

Window on left hand side Window on right hand side
boarded up boarded up

ANTICIPATED COST: In the region of £3,000 to £5,000; please
obtain quotes.

Please refer to the Schedule of Condition.
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6) Unfinished Works

There are various items that we can see that dipisired. These range

from the complete painting of the landing area,the studwork and

plasterboard that is missing and/or not skim coaiti¢hl plaster and painted.
ACTION REQUIRED: Landlord to complete by an agreed fixed date.
ANTICIPATED COST: Your legal advisor to check and confirm.

Please refer to the Schedule of Condition.

7) Dampness

Bearing in mind the use of the building w
did not see any excessive dampness. Als
should be considered that this report w
carried out on a sunny day and there |
been a general lack of rain so far this year

However, there are areas which we co
see where dampness could ingress into
property from the bridging of the damp Leaking gutters
proof course and the general run of water

from the outside towards the building. Wg
can see some moss and vegetation gro |
in the brickwork and can also see th@s
gutters are missing. ’

SRETE

Dmp mdrésé likely

e

Please refer to the Schedule of Condition.
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8) Impact damage

The property has suffered more than \
would normally expect from generg
impact damage. This is unsightly ar
whilst it shouldn’t affect future rental o
the property it may be a factor if you wis
in the future to sublet your lease.

ACTION REQUIRED: These are
some areas to the office section which

as denoted at the start of this will be thgmpact damage around entrance to
landlord’s responsibility and in some first floor roller shutter door
areas relating to workshop areas.

We recommend that all are brought up to the saamedatd or all are
left as is. If the latter is the case then dispgosahould be given with
regard to the condition of the internal on sucimdbki as water ingress
and damage. Although we have mentioned this alreacy would
comment that this property has suffered more thanmould normally
expect from general impact damage. Please seaadigar&omments.

9) Break clause

We would recommend an easy to get out of three lyesak clause.

ACTION REQUIRED: Your legal advisor needs to check and
confirm this which needs to be put in place withamy unusual or
onerous clauses.

The Ugly

We normally put here things that we feel will b#iclilt to resolve and will need serious
consideration.

It all depends upon how the Landlord is preparedegotiate. We certainly
would not recommend taking the property on in ixgsteng condition
without successful negotiation on the items we hraeationed above.
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Other Items

Moving on to more general information.
Services

We have not carried out any testing or inspectiig vegard to the services in
the property.

Maintenance

A full repairing and insuring lease is an oneroeask depending upon the
specific wording with regard to maintenance. Yoegdl adviser needs to
clarify your responsibility and advise you on thatter.

Estimates of Costs

Where we have offered an estimate of building cpktase remember we are
not experts in this area. We always recommendojaiain quotations for the
large jobs before purchasing the property (prefgrdiree quotes). The cost
of building work has many variables such as the cbfabour. For unskilled
labour we currently use between £75 and £100 pe(ta higher costs in the
city areas) and for tradesmen we use between £A0E200 per day for an
accredited, qualified, skilled tradesman. Otheratemms include the quality of
materials used and how the work is carried out,efoemple off ladders or
from scaffold.

If you obtain builders estimates that vary widel would advise the work is
probably difficult or open to various interpretatsand we would recommend
a specification is prepared. It would probablydest to supervise the work if
it is complex, both of which we can do if so reguair

18
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SUMMARY UPON REFLECTION

The Summary Upon Reflection is a second summarto sspeak, which is
carried out when we are doing the second or thiedt d few days after the
initial survey when we have had time to reflect mpmur thoughts on the
property. We would add the following in this insta:

Negotiation needs to take place. We would refer tgothe items above. We
have not met you at this property so there may hésgome specific items
that relate to your business or your way of openathat we are not aware of.
We would be more than happy to discuss these \eith y

As a general comment for any work required we wallgdays recommend
that you obtain at least three quotations for awykwifrom a qualified, time
served tradesperson or a competent registeredrmyitdntractor prior to legal
completion.

We would ask that you read this Property Report #mel Schedule of
Condition and contact us on any issues that youiredurther clarification on.
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PHOTOGRAPHIC RECORD

Main Roof

We were not able to view.
There is impact damage to the asbestos roof

Shallow pitched asbestos roof Single pitched corrugated rotuf
Guillotine Shed

Gutters and Downpipes

These are leaking and a deep flow, which typicady
not cause problems. In this case we believe tisese i
general lack of maintenance.

Missing guttering to left hand side

20

Independent Chartered Surveyors

Marketing by:
www.1stAssociated.co.uk
0800 298 5424




Walls

Have suffered from impact damage, cracking; partl
due to the silicon brick, partly due to alteratiamsl
partly due to dampness.

There is some asbestos cladding to the rear of the
property

Windows Asbestos impact damage

Windows to the office are plastic and in a reas@aab
condition. Some of the window elements are missi
such as the fan covering.

To the rear of the property are metal and timberian
a poor condition in many cases they are boarded o
and in most cases they have wet rot.

Window to workshop

Wet rot and general deterioration to
window 21
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Impact damage to external walls

Impact damage to external walls

Internal

Ceilings

Ceiling to workshop area

Generally this follows the line of the roof andlissty
and dirty, with the structural frame rusting.

Workshop ceiling

Cellings to office area

A square modern ceiling tile.

e i 5
Office areaceiling
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Walls

Office area

Painted blockwork, with some areas of panelling, fo
example such as the dividing wall between the two
workshops. Generally dirty, would recommend
decoration as soon as possible.

Painted blockwork walls
Workshop area

We recommend the roof windows are cleaned afteésestos report is carried out
on the roof.

Roof light Tiles in canteen area

We would refer you specifically to the ScheduleCohdition.
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LIMITATIONS

As per our original Terms of Engagement, we woelchind you specifically
that:

We have not inspected parts of the structure tleaiewovered, unexposed or
inaccessible during our inspection. We thereforeno& confirm that such
parts are free from defect, structural or otherwise

We have not determined whether any hazardous raktesuch as high
alumina cement, calcium chloride, asbestos etc haeen used in the
construction.

Our report is for the use of the party to whomsitaddressed above and no
responsibility is accepted under the Third Parfies or for any third parties
who use this report in whole or in part.

We have not carried out a comprehensive test ofesutrical, mechanical or
drainage services. We therefore cannot confirm tthey are operational and
in good condition. If you wish us to arrange tgdesase advise us.

We have not carried out or arranged for speciatstsndertake any reports,
for example an environmental report or an audibreppon the property. We
are therefore unable to advise whether any conttetinor other adverse
environmental issues affect the site.
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If you would like any further advice on any of tissues discussed (or indeed
any that have not been discussed!) then pleasetdoesitate to contact us on

0800 298 5424.
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