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INTRODUCTION

Firstly, may we thank you for using our servicex®mgain and your kind
instruction; we have now undertaken a Building ®yr{formerly known as a
Structural Survey) of the aforementioned property.

As you may recall the Building Survey takes thdolwing format; there is an
introductory section (which you are currently rewdi which includes a
synopsis of the building, and a summary of ourifigd.

We then go through a detailed examination of theperty starting with the
external areas working from the top of the propeyvn, followed by the
internal areas and the buildings services. We lodecwith the section for
your Legal Advisor and also attach some generalrmétion on the property
market.

As we mentioned previously we are aware that a rtepb this size is
somewhat daunting and almost off-putting to theleedecause of this. Again
we would stress that the purchase of a house iallysone of the largest
financial outlays made (particularly when you coesithe interest you pay as
well).

As always we recommend that you set aside timesaaol the report in full,
consider the comments, make notes of any areasythatwish to discuss
further and phone us.

We obviously expect you to read the entire repattvee would suggest that
you initially look at the summary, which refersvarious sections in the report
which we recommend you read first so that you ggerseral feel for the way
the report is written.

As part of our service we are more than happy ltottaough the survey as
many times as you wish until you are completelygyafp make a decision.
Ultimately, the decision to purchase the houseoigy but we will do our best
to offer advice to make the decision as easy asilies
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REPORT FORMAT

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

GENERAL/HISTORICAL INFORMATION

This has been given in the survey where it is cdemed it will aid understanding of the
issues, or be of interest. This is shown in “italifor clarity.

TECHNICAL TERMS DEFINED

Throughout the Report, we have endeavoured to defin e any
technical terms used. This is shown in “Courier Ne w”
typeface for clarity.

A PICTURE IS WORTH A THOUSAND WORDS

We utilise photographs and sketches to
illustrate issues or features. In some

photographs a pencil has been used to highlight
a specific area. The sketches are not 100%
technically accurate; we certainly would not

expect you to carry out work based upon the
sketches alone.

ORIENTATION

Any reference to left or right is taken from therft of the property, including
observations to the rear, which you may not be ebfghysically see from the
front of the property.

ACTION REQUIRED AND RECOMMENDATIONS

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

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.

4

Independent Chartered Surveyors

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




SYNOPSIS

SITUATION AND DESCRIPTION

This is a two storey semi-detached property. We ateised that it was
originally two properties.

There are gardens to the rear, which are unusubkgsare overlooked.

The property sits directly on the pavement to thatfand has a public right of
way to the left hand side. The present owners patke rear of the property
in a public car park and although the property &agmrage there is no right of
access to it, as far as we are aware (your Legais@dto check this).

The property is Grade II* Listed, an extract of ahis attached overleaf.

There are part of the property from the early ta-4600’s, however we
believe that the majority of the property has baemended and altered over the
years, including some relatively recent work to greperty in a form of a
renovation, though as with many properties of #ys, it is a mixture of many
ages of property. If the age of the property edés you your Legal Advisor
may be able to find out more information from theeds.

Putting Life into Perspective!

Some of the things that were happening arounditie the property was built:

1603 Elizabeth | dies in Richmond Palace

1603 James VI of Scotland becomes James | of England
1605 Guy Fawkes — Gun Powder Plot

1620 Pilgrim Fathers sail West

1635 Royal Mail Begins Delivery

1649 Charles | beheaded and Cromwell to lead Commonlwvealt
1660 King back (Charles Il) and Cromwell is hanged

Independent Chartered Surveyors

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



EXTERNAL PHOTOGRAPHS

Front elevation Left hand view

Rear view Rear garden
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ACCOMMODATION AND FACILITIES

Ground Floor

The ground floor accommodation consists of:
Entrance area / Office
Bedroom (rear right hand side)
Main reception room
Kitchen / Dining area
First Floor
Two staircases:
Left hand staircase leads to:
A bedroom
Bathroom, with an adjoining airing cupboard
Right hand staircase leads:
Two bedrooms (one of which has an airing cupboard)
Bathroom

(Please note there is no access to the right reofdarea)
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Outside Areas

Parking to the front of the property is limited.owever, there is a free
(free at time of writing the report) council ownedr park to the rear of
the property, which the current owner advises tilesys use.

Right of way Rear parking area
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INTERNAL PHOTOGRAPHS

The following photos are of the internal of the gedy to help you recall what it

looked like and the general ambience (or lack dffe have not necessarily taken
photographs of each and every room.

Ground Floor

Kitchen / dining area Reception room

Rear bedroom Office area on right hand side
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First Floor

Left hand side bedroom Middle bedroom (right hand staircase)

Far right hand bedroc Bathroom on right hand side
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SUMMARY OF CONSTRUCTION

EXTERNAL
Chimneys: One red brick chimney with two pots asatl flashing
Main Roof: A pitched roof, with a cat slide to thear. To the front
there is a clay nibbed tile finish (assumed) anth&orear
there is a small concrete tile (assumed)
Gutters and Plastic gutters and downpipes to thieared none to the
Downpipes: front.

Soil and Vent Pipe: Plastic
Walls: Finished in a modern concrete based reradeumed)

External Joinery:  Casement single glazed windowth,wat roof level,
exposed rafter feet in most cases.

INTERNAL
Ceilings: Predominantly replacement plasterboalthoagh there
may be some original lath and plaster remaining
(assumed)
Walls: A mixture of traditional and studwork (asseah
Floors: Ground Floor: Solid underfoot, assumed coei@ or
original tiles (assumed).
First Floor: Joist and floorboards, assumed emibédd
timbers
SERVICES

We believe that the property has a mains water l[guppains drainage,
electricity and gas (assumed).

The above terms are explained in full in the maidybof the Report.
We have used the term ‘assumed’ as we have noedpgnthe structure.
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EXECUTIVE SUMMARY

Summaries are dangerous as they try to précis oftée complex subjects
into a few paragraphs. This is particularly smisummary about someone’s
future home when we are trying to second-guess theat priorities are, so it
Is important the Report is read in full.

It is inevitable with a report on a building ofshature 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 regiorfifty plus photographs
during the course of this survey and many page®ts, so if an issue has not
been discussed that you are interested in/conceabedt, please phone and
talk to us before you purchase the property (oe@dcommit to purchasing
the property), as we will more than likely have ettt and be able to
comment upon it. If we have not we will happily lgack.

Generally we found the property to be in averagedimn externally and

internally considering the property’s age, type atyle, although there are
specific issues. We have divided the Executive i@any into ‘The Good’,

‘The Bad’ and ‘The Ugly’, to help distinguish whiait our mind are the main
iIssues.

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 ribpepty!

For the era of the property, all things considetiedye is relatively
good natural light.

The property has some of the original features lefftich add to the
overall character of the property.

We are sure you can think of other things to adthitolist.

12
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The Bad

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

1) Minor spalling to the soft red brick chimney

2)

There is minor spalling to the soft red brick

chimney. It is likely that work will need t

be carried out in the next five to ten years
(it does of course depend upon how our
weather is over the years, if we have many
more summers like this one then work will

be required much sooner).

ACTION REQUIRED: None at present, but you do need to

periodically inspect the chimney to check its cdindi When you do
carry out repair work to the chimney we would alscommend that
you carry out an inspection of all high level ateasch as the roof and

the gutters.

Please see the Chimneys Section of this Report.

Main Roof

The roof has a heavy moss covering to the
rear and a light moss covering to the fron

—

ACTION REQUIRED: We
recommend this is cleared to avoid
blocking gutters and also deterioratij)n

to the tiles.
ANTICIPATED COST: £150 to £250. Please obtain quotations.

Please see the Roof Section of this Report.
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3) Gutters and Downpipes

We notice that the property has plasfic
gutters. We would replace plastic with an
aluminium gutter and downpipe system.

ACTION REQUIRED: Replace
plastic with an aluminium gutter and
downpipe system, as this has mare
support and structural integrity than the

present plastic system. We would also
recommend adding water buts and
would suggest that you investigate
guttering to the front of the property, as
this will stop acceleration o
deterioration to the render.

Sagging gutter

We would add a leaf guard, as there are
a number of trees to the rear of the
property that will fill the gutters with
leaves, along with the moss!

You may also want to add further water
buts Looking down the gutter

You do need to talk to your Conservation Officerdatie Local
Authority with regard to such amendments and we ldvoalso
recommend that you ask whether you can put gugdonthe front of
the property.

ANTICIPATED COST: Estimates are required, but we would give a
budget estimate in the region of £1,000 to £2,000.

Please see the Gutters and Downpipes SectionsoR#éport.
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4)

5)

Front Valley Gutter

These are renowned for problems with

dampness and although we did not fipd
any major problems here (there was some
dampness but it did not overly concern us),
we would expect that during the winter

months this area gets damp.

Unfortunately we did not have access into

this roof space so we cannot comment ONThe best view we had of the
the adjoining timbers and we did not gain valley gutter
access to the valley gutter itself.

ACTION REQUIRED: We would recommend access be made into
the roof to check the timbers and also to the yadjetter. You will
need to consult with the Conservation Officer amadl Authority with
regard to this. It may simply be something thely mot allow.

ANTICIPATED COST: In the region of £2,000 to £3,000.
Quotations should be obtained.

Please see the Roof Section of this Report.

Rear Valley Gutter (right hand side — all directiors given as you face
the property)

There is an awkward valley gutter detail to

the rear of the property, where the rainwater
looks to overflow the gutters, which has

caused deterioration to the render. We also
believe this has affected the adjoining

bathroom (your right hand side rear

bathroom).

Notice the flaking paini
Just to the right hand side of the
vertical grey soil and vent pipe
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6)

7)

ACTION REQUIRED: We recommend that you discuss this with
your neighbours. We have spoken to them and weveethat they are
lodgers and so accordingly you will need to speathe owners of the
property, as this is a combined problem from yood #he adjoining
neighbours roof.

We would recommend adding a deep flow gutter, pbsgEven a box
gutter. You need to inspect the guttering nexetitmains heavily.

ANTICIPATED COST: We would expect the total cost to be in the
region of £1,000 to £2,000 plus access costs, &s riay need
scaffolding. Please obtain quotations.

Please see the Roof and Walls Sections of this iRepo

Fire Wall

We have been unable to get into the right hand midé When you do
open it up, there is now a requirement with mosttgage companies to
have a firewall put in place. This can be veryfidifit with a Listed
building and we would recommend that we return addise you on this
matter, as there are some lightweight, more ap@@ymethods available
for older properties.

Cement Render — Mixture of Old and New Materials

Generally, throughout the property you
have a mixture of old and new materials,|as
is often the case and problem with older
properties. When you carry out new work
we recommend that it be good practice and
more acceptable today to use lime based
materials rather than the cement render,
which you appear to have at the moment
(without taking a sample and analysingLit
we cannot be certain). However, having

said that the present render has stood thet™
test of time and it in good decorative order.

ent render, showing some
movement cracks
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We note from our questionnaire and question angvansession with the
present owners that the external was last paie tyears ago. We note
there is some movement cracks in the render anavaved suggest that
these be filled with a suitable mastic to matchekisting render colour.

Dampness and Sloping Site

The property sits on a sloping site,
sloping from the rear to the front of the
property. There is some dampness,
although not as much as we were
expecting. We believe this is because
the property sits on a chalk sub-strata
(during our question and answer sessjon
with the owner they also believed there
to be a chalk sub-strata), although we
have not dug the ground to check.

ACTION REQUIRED: We
recommend that a French gully be
added to the rear of the property.

ANTICIPATED COST: This is a
specialist job, possibly a D.LY. joh.
We would offer a budget estimate pf
£2,500 to £4,000 but quotations need
to be obtained.

Please see the Trees Section of this
Report.
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9) Trees

There are trees to the rear of the property
growing within two metres of the building.
There is likely to be an increase |n
insurance premiums. The trees are
overgrown.

ACTION REQUIRED: We feel that
the trees will need maintenance and

trimming but you will need to obtain
information from arboriculturalists (not
a tree surgeon).

ANTICIPATED COST: In the region of £500 to £1,000

required.

Please see the Trees Section of this Report.

10) No Manholes Found

. Quotations

We were quite surprised we did not find
any manholes to the property. We foupd
one rodding eye to the rear.

ACTION REQUIRED: Your solicitor
needs to specifically ask the owners
whether they have had any problems

with the drains. We believe it is
standard that you have a drainage report
carried out by your solicitors. |If this is
not the case please contact us and we
will advise further.

Please see the Trees Section of this Report.
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11) Tree House

There is a tree house in the rear garden.
This may need planning permission, as any
permanent structure over two metres needs
planning permission. If the owners take| it
with them there will be no issue.

ACTION REQUIRED: Check to see
if planning permission has been granted
for the tree house and if not you will
need to obtain such permission.

ANTICIPATED COST: In the region of £300 to £750. Please obtain
quotes.

Please see the Trees Section of this Report.

12) Garage

We would normally mention the garage as
being a basic construction, but during qur
discussions you commented that you were
likely to knock it down. We will not
comment further, other than it will need
renewing if you do decide to keep
within the next five to ten years.

—t+

Please see the Outside Areas Section of this Report
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13) Neighbour's Windows Blanked Off By Wicker Fence

Due to the unusual garden configuration,
the next door neighbours look over the
garden to this property. A wicker fence
has been added in front of it. We have
spoken to the neighbours who advise that,
whilst they are only renting the property
and are living with it, they feel it does
block a great deal of their natural light inja
room where they are already struggling for
natural light.

ACTION REQUIRED: To avoid potential problems we recommend
that you have a chat with the next door neighbgui® to purchasing
the property.

Please see the Outside Areas Section of this Report

The Ugly

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

There is nothing which we feel falls within thistegory, although you should
understand, and be aware, that older propertiesuireeqcontinuous

maintenance and upkeep far above that of a nevegredy, but then, in our
opinion, you have the benefit of the charactehefgroperty.
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Other Iltems

Moving on to more general information.

Electrics

Whilst we have carried out a visual inspection b€ telectrics (this is
commented upon in the Electrics Section of the mg¢pee also need to advise
you of the following:

ACTION REQUIRED: As the property is changing occupancy the
Institute of Electrical Engineers (IEE) recommend MICEIC registered
and approved electrical contractor carry out apenton, test and report.

Maintenance

It should be appreciated that defects which wowldnally be highlighted in a
modern property, effectively form part of the prages overall character and
style. Such defects are considered acceptable nagigl not have been
specifically referred to as defects within the eomiof this Report.

This type of property will require ongoing maintesa and repair and a
budget for such work must be allowed to ensures imaintained in good
condition. This will prevent undue and unnecesskterioration.

DIY/Handyman Type Work

There are numerous other items that we would @ad3lY or handyman type
work such as redecoration to turn a house into yaume. We have detailed
these and other issues within the main body ofepert.

Purchase Price

We have not been asked to comment upon the purgn@sein this instance,
we have however referred you to sources of genafafrmation on the
housing market within the Information on the Propéfdarket Section, which
can be found in the Appendices at the end of th@Re
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Every Business Transaction has a Risk

Every business transaction has a risk, only youassess whether that risk is
acceptable to you and your circumstances. You shaolv read the main
body of the Report paying particular attention tamy a“ACTION
REQUIRED” points.

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 (prefgrivee 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,efcemple off ladders or
from scaffold.

If you obtain builders estimates that vary widel would advise the work is
probably difficult or open to various interpretatgoand 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 regdir

22
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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:

We have not further comments, other than we woeddmmend an informal

meeting with the Conservation Officer with regapditie house and the area,
to establish what you can and cannot do to thegrtpp We can see, for

example, that the windows to the front have be@haoed to a very specific

standard, far above what the average owner woulthalty have. So, there

may be very specific rules and regulations withardgo this area of the town.
We would be happy to come to a meeting with yotirsedl the Conservation

Officer if you so wish.

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

We would ask that you read the Report and conta@ruany issues that you
require further clarification on.
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MORE ABOUT THE REPORT FORMAT

Just a few more comments about the Report fornfatdgou read the actual
main body of the Report.

TENURE — FREEHOLD (OR AS GOOD AS)

We have assumed that the property is to be solehblé or Long leasehold,
with no unusual or onerous clauses and that vauesgession will be available
on completion. Your Solicitor/Legal Advisor shoutdnfirm that this is the
case. With older properties there are often udusmandaries. These need to
be fully established by your Solicitor/Legal Advise

ESTATE AGENTS - FRIEND OR FOE?

It is important to remember that the estate agamesacting for the seller
(usually known as the vendor) and not the purchasdrare therefore eager to
sell the property (no sale — no fee!). We as yemployed Independent
Chartered 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 termermmjagement for Residential
Building Surveys, as agreed to and signed by ytese If you have not seen
and signed a copy of our terms of engagement pjaasee immediately.

OUR AIM IS ONE HUNDRED PERCENT SATISFACTION

Our aim is for you to be completely happy with fsevice we provide, and we
will try and help you in whatever way possible withur property purchase -
just phone us.
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THE DETAILED PART OF THE REPORT

FOLLOWS, WORKING FROM THE TOP

OF THE PROPERTY DOWNWARDS

We have made no formal investigations with
regard to this property.
We have been advised that it is a
Grade II* Listed building,
which also more than likely falls within
a Conservation Area.

Your Legal Advisor should confirm this and
make their own enquiries and, as such, it will regju
various permissions to be obtained before worlarsied
out, over and above that normally required and bbb
(and we would always recommend the use of appriapria
materials for the age, type and style of property).
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EXTERNAL

CHIMNEY STACKS, FLUES, PARAPET WALLS,
DORMER WINDOWS AND ROOF WINDOWS

Chimney Stacks

Chimneys developed originally from open fires pthedgthin buildings. From this, the
chimney has developed to its present day formatenihés used as an aesthetic feature and
focal point rather than purely just to heat the noo

This property has one chimney, which is locatetheamiddle of the property
(all directions given as you face the property).

Chimney One — Middle of the property

This chimney is brick finished with a metal flaspjrwhich we believe to be
lead with two chimney pots. The chimney needs irggp/ repointing.
Unfortunately we were unable to see the very tofhefchimney known as the
flaunching (where the chimney pots bed onto the dbghe chimney), we
therefore cannot comment upon this area, but ofteguires repair due to its
exposed location.

Base of chimney

ACTION REQUIRED: Repair within the next fire years.
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Spalling Defined

Spalling occurs to brick or stone when water penetr ates the surface and
via freezing and thawing starts to cause deteriorat ion to the surface.
This in turn allows further water penetration and t he surface breaks up
further. This ultimately can lead to water damage or structural damage
to the area.

Flaunchings Defined

A low, wide cement mortar fillet surrounding the fl ue terminal on top of
the chimneystack to throw off rainwater.

Flashings Defined

Flashings prevent dampness from entering the proper ty, usually at
junctions where materials change. Such a junction is the one between the
chimney and the roof.

Dormer Windows

Dormer windows are often used where rooms are fdrmihin the roof space and have
the advantage of allowing light into the area arisloagiving the head space to allow them
to be stood next to.

Although difficult to view from the ground
the property has one dormer window to the
rear of a property, with a pitched tile roof and
rendered sides, which looks to be |in
reasonable condition.

Finally, Dormer windows have been viewed from gmuevel and literally
from the dormer windows themselves.
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Roof Windows

The property has one double glazed modern
metal manufactured roof window, which was
located to the rear, and is typical of what
planners in conservation areas like. We have
checked these the best that we can from
ground level and also from inside. It |s
difficult to be 100% certain with roo
windows, as much is hidden. We believe they

are in average condition. You can see how
the moss is increasing in this area.

It seems inevitable with roof windows that theylveiboner or later leak. If
this doesn’t occur then they seem prone to condiemsakeep a cloth handy!

Finally, we have made our best assumptions on Weeath condition of the
chimney stacks, parapet walls, flues, dormer wirgland roof windows from
the parts we could see. The inspection was made ground level within the
boundaries of the property (unless otherwise sfaisithg a x16 zoom lens on

a digital camera. A closer inspection may revearadefects.

Please also see Chimney Breasts, Flues and Fiespfertion of this Report.
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ROOF COVERINGS AND UNDERLAYERS

The Roof Coverings and Underlayers section consitlee condition of the outer covering
of the roof. Such coverings usually endure theeexts of climate and temperatures. They
are susceptible to deterioration, which ultimatielgds to water penetration.

The underlayer’s function is to minimise wind arateav damage. Dependent upon the age
of your property this may or may not be preserdgapé read on:

We will consider the roofs in two areas, the maiofrand the rear roofs.

Main Roof Front

The roof is pitched and clad with a small clay
tile. From ground level ground level it looks

to be in reasonable condition. With this age
of roof there will usually be a few missing or

displaced tiles; this is nothing unusual.

ACTION REQUIRED: Carry out
periodic inspections and maintenance of
the roof as required.

Main Roof Rear

To the rear roof there is a mixture of clay and

concrete tiles, and much more moss. This can
cause problems, with damage to the surface
of the tiles and / or blocked gutters.

ACTION REQUIRED: Clear the
moss from the tiles.

Front and Rear Valley Gutters

Please see our comments in the Executive Summary.
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Protective Underlayer (Often known as the sarkingélt or underfelt)

From the 1940s onwards felts
were used underneath tiles/slates
to stop wind damage and water
penetration, these in more recent

years have been replaced wit
plastic equivalents. These ar
commonly known as underfelt
but now the name is not reall
appropriate, as felt is not the
only material used.

IR L)

=y

The Hessian base Bitume
below average condition. Al

good condition it is very difficult to advis
what to do, as to remove and repair the
underlayer is a very expensive job because all
of the roof covering will need to be removed.

n underlayer is| in
though itis not|n

This photo shows the common rafters
(the ones that form the pitch of the roof)
and the dark area between is the
underlayer.

Finally, all the roofs were inspected from grouesdl with the aid of a x16
zoom lens on a digital camera.

Unfortunately we were only able to see approxinyagghty percent of the
main roof from ground level via our ladder or vigyather vantage point that

we managed to gain. We h

ave made our best coankibased upon what we

could see, however a closer inspection may rewvibal aefects.

For further comments with
and Loft Section.

regard to ventilationgsle see the Roof Structure
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ROOF STRUCTURE AND LOFT
(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE)

The roof structure or framework must be built imanner which is able to give adequate
strength to carry its own weight together with thditthe roof covering discussed in the
previous section and any superimposed loads sush@s, wind, foot traffic etc.

Main Roof

There are two roofs; one to the left hand side @mel to the right hand side.
We had access to the left hand side roof, followegngyments relating to the
left hand side roof only.

Roof Access

The main roof (to the left hand side) is accessadhe loft hatch located on
the landing. There is no loft ladder, electrichtigor secured floorboards. We
recommend that these be added, as it will makéothepace safer and easier
to use. The loft has been viewed by torchlighticlv has limited our viewing
slightly.

Roof Structure

This type of roof structure has what |is
known as a cut timber roof, which is a ropf
that is purpose made and hand built on site.
Without the original design details we
cannot categorically confirm that there are
no defects; however it is in line with what
we typically see.
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Roof Timbers

We have inspected the roof structure for:
Serious active woodworm
Structurally significant defects to the timbers
Structurally significant dry rot
Structurally significant wet rot

Our examination was limited by the general configion of the roof, the
insulation and stored items. What we could se avenixture of some minor
dampness and also some woodworm. We believe thepriess relates
partially to condensation and partially to minoofrteaks.

ACTION REQUIRED : It is very difficult with a roof of this age to
make it 100% watertight. We would recommend sopwilation in the
roof to reduce condensation. We also noticed seaowdworm, which
again is common in older properties. We would refeu to the
Woodworm Section of this Report.

Fire Walls

We had no access to the right hand side of theegpigpso we are unable to
comment with regard to firewalls. Please see aunments in the Executive
Summary.

Fire Wall Defined

Fire walls help prevent the spread of fire through roofs and are now a
requirement under the building regulations and gene rally considered good
practice by us.

Ventilation
We did not see any vents to the roof to help preeendensation.
ACTION REQUIRED: Add vents to the roof.

32

Independent Chartered Surveyors

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




Insulation
Please see the Thermal Efficiency Section of tiepdrt.

Electrical Cables

We can often identify the age of an electricalatiation by the age of wiring
found in the roof. In this case there was insigfitamount to comment.

Please see our further comments in the Servicag8ex this Report.
Finally, we would ask you to note that this is agml inspection of the roof,

i.e. we have not examined every single piece obéim We have offered a
general overview of the condition and structur&tgnity of the area.
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GUTTERS AND DOWNPIPES

The function of the gutters and downpipes is teoycainwater from the roof to the ground
keeping the main structure as dry as possible.

Defective gutters and downpipes are a common caludampness that can, in turn, lead to
the development of rot in timbers. Regular inspecand adequate maintenance are
therefore essential if serious problems are to baided.

There are no gutters and downpipes to the
front and there are plastic to the rear.

ACTION REQUIRED: We would
recommend replacement. Please see
our comments in the Executive
Summary.

We would always recommend that the gutters and goves are
cleaned out, the joints are checked and the alighcteecked to ensure
that the gutters fall towards the downpipes.

Soil and Vent Pipe

We had a very limited view of the soil and

vent pipe. What we could see was at roof leyel
and it probably replaces and old cast iron one.
Generally the waste pipes and soil stack
appear to be satisfactory where a surface
inspection is possible, although for the most
part they run in ducts and cannot be inspected.

Finally, gutters and downpipes and soil and vepegihave been inspected
from ground level. As it was not raining at theéi of the inspection it is not
possible to confirm 100 per cent that the rainwatestallation is free from
blockage, leakage etc. or that it is capable ofrgpwith long periods of heavy
rainfall. Our comments have therefore been bagsenlio best assumptions.
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WALLS

External walls need to perform a variety of funo#o These include supporting upper
floors and the roof structure, resisting dampnga®yviding adequate thermal and sound
insulation, offering resistance to fire and beirgsthetically presentable.

Render

The walls to this property are finished inra
smooth faced painted render (believed to|be
cement based). We have carried out a|tap
test to the render at low level (literally hitting
the render with the back of a hammer) to try
to establish if there are any hollow areas and
have found some areas - more than we wauld
normally expect in this age of property.

Cracking

We find that generally people are becoming more @ode concerned about
any cracks in buildings. We noted that there aelihe cracks to the front
wall, some of which have been filled / repairedl édacks need sealing as
soon as possible to stop dampness getting intpropeerty.

We believe these cracks are due to differential enmant in the property
occurring, due to the different materials it is Ibwut of. In this age of
property you could have all those.

The timber frame structure h
brickwork within it, which has
caused some cracking

Cracks to render

ACTION REQUIRED : Seal cracks as soon as possible.

35

Independent Chartered Surveyors

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




What is underneath the render?

We are often asked what is beneath the render i1 @be of property.
Unfortunately, without literally removing the remd@e can never be certain.
However, taking an educated guess, we would comthantit is very likely to
be a timber frame structure with infill panels. ifkof the timber frame as a
carcass of the main structural timbers and theséicendary timbers.

Unfortunately, in our experience, there is no cstesicy as to the condition of
these timber frames. There are areas that tendufter more from
deterioration, such as the base of the buildingoalf level and to any
openings, for example windows and doors. Thereal® areas in this case,
I.e. where there is higher ground level to the teahe property that may also
suffer. It very much depends upon how the protectender (think of the
render almost like a rain coat) has performed dher years. Sadly, the
condition it is in today is no indication of whauet render has been like in the
past when deterioration could have been caused wdd stress that it is so
important to ensure the render is kept in good itmmg as this is one of the
protective elements safeguarding the conditioreftimber frame.

Between the timber frame there will be infill pasmelThese will, in this age of
property, more than likely be in wattle and daubsgibly reed. Infill panels
tend to have been amended and altered over the, y@assibly being filled

with brickwork. Again, unfortunately there is neat consistency in the way it
has been repaired over the years. You will nati@gs the infill panels very
much affect how the building retains heat and hoou yeel the cold,

whichever way you wish to look at this, but thislspart of the joy of owning

an older character property.

Finally, the external walls have been inspectedially from ground level
and/or randomly via a ladder. Where the window awibr lintels are
concealed by painted render / plasterwork we camoomhment on their
construction or condition. In buildings of thiseaggmber lintels, concrete
lintels, rubbed brick lintels or metal lintels aommmon, which can be
susceptible to deterioration that is unseen, paddrty if in contact with
dampness.
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Our comments have been based upon how the paeneénr/ plaster has been
finished. We have made various assumptions based what we could see
and how we think the painted render / plaster woldf it were opened up for
this age, style and type of construction. We aredver aware that all is not
always at it seems in the building industry ancemfshort cuts are taken.
Without opening up the structure we have no wagstdblishing this.
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FOUNDATIONS

The foundations function is, if suitably designed @onstructed, to transfer the weight of
the property through the soil. As a general comimerany properties prior to the 19th
Century have little or no foundations, as we thafkhem today, and typically a two-storey
property would have one metre deep foundations.

Given the age of the original property we would extpto find a shallow
foundation possibly with a bedding of lime mortauthis area.

This property stands in an area we believe to leebalk sub strata. Chalk
areas drain well.

Building Insurance Policy

You should ensure that the Building Insurance Rokontains adequate
provision against any possibility of damage arisitigough subsidence,
landslip, heave etc.

Finally, we have not excavated the foundationsAmihave drawn conclusions
from our inspection and our general knowledge &f tippe, age and style of

property.

As no excavation has been carried out we canndiDBepercent certain as to
how the foundation has been constructed and weocdy offer our best
assumptions and an educated guess, which we hvdahe.
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TREES

Trees within influencing distance of a property eHfect the foundations by affecting the
moisture content of the soil.

There are trees nearby. There is the possibilityragts to the drains.
Unfortunately we were unable to view the drainsouMlo need to maintain
them regularly.

Damage to foundations and underground servicedearaused by trees and
shrubs. There are a number of these in the wcofitthe building, what we
term as being 'within influencing distance', andbeéeve that these trees may
be affecting the property.

ACTION REQUIRED: You need to obtain advice from an
arboriculturist (not a tree surgeon). Pleaseoseeomments within the
Executive Summary.

Influencing Distance Defined

This is the distance in which a tree may be able to cause damage to the
subject property. It is not quite as simple as our sketch; it depends on
the tree, its maturity, the soil type etc., etc.

Please also refer to the External Areas Section.
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DAMP PROOF COURSE

The Building Act of 1878 required a damp proof smuto be added to all newly built

properties within the London area. It also requirearious other basic standards. These
requirements were gradually taken up (or should tha grudgingly taken up) throughout

London and then the country as a whole, although ttbok many years for it to become
standard practice.

All modern properties should incorporate a dampoprmourse (DPC) and

good building practice dictates that a differenadll50mm (6 inches) should
be maintained between the damp proof course anthdrievels. In this case,
in the era when this property was built it was common practice to have a
damp proof course built in, although they are rofaelded at a later date. In
this instance there is some dampness, but we beli@at most people would
be able to live with it. If you start, as parttbke repair process, using lime
based materials then the dampness will dissipate i@eenly. The only of

concern with us, with regard to dampness, is the rgght hand room,

currently used as a bedroom. This, we believd,beilalleviated by the use of
a French gully. Please see our comments in theufive Summary.

Finally, sometimes it is difficult for us to idefytiif there is a damp proof
course in a property. We have made our best agsmmapbased upon our
general knowledge of the age, type and style sfghoperty.
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EXTERNAL JOINERY

The external joinery part of this section coverscfas, soffits and bargeboards, windows
and doors, and any detailing such as brick corbellietc.

Fascias and soffits offer protection to the raffeet and also allow the securing of the

guttering. Windows primary functions are to adhght and air, but they also have thermal
and sound properties. The doors allow access gnelss within the property.

Windows and Doors

The property has casement windows that jare
formed in timber and are single glaze
Generally they are in reasonable condition.

|8

ACTION REQUIRED: Enquiries
should be made as to the existence| of
any transferable guarantees.

Checking windows for rot Drip detail to the window sill

Finally, we have carried out a general and randospeaction of the external
joinery. In the case of the fascias and soffits itypically a visual inspection
from ground level. With the windows and doors vaén usually opened a
random selection of these during the course ofthrgey. In this section we
are aiming to give a general overview of the caadibf the external joinery.
Please also see the Internal Joinery section.
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EXTERNAL DECORATIONS

The external decorations act as a protective coatte building from the elements. Where
this protective covering has failed, such as witikihg paintwork, the elements will
infiltrate the structure. This is of particular soern as water is one of the major factors in
damage to any structure.

Generally, overall, the external decorations ar@nraverage to good condition
and we would expect some redecoration to be redjwithin the next three to
five years, with one exception to the rear vallaytter area, where the
paintwork is flaking and no doubt the render ialeteriorating, which will
need repair. We would add that when you do camy an external
redecoration it will be expensive and/or time conswg.

Finally, ideally external redecoration is recommeshevery four to five years

dependent upon the original age of the paint,xfgosure to the elements and
the materials properties. Where painting takeseplautside this maintenance
cycle repairs should be expected. Ideally redé@orashould be carried out

during the better weather between mid-April and-September.

Please see our comments in the External Joinetypsec
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INTERNAL

CEILINGS, WALLS, PARTITIONS AND FINISHES

In this section we look at the finish applied tee thtructural elements such as the
plasterwork applied to the ceiling joists, walls partitions, together with the construction
of the internal walls and partitions. The conceptinternal finishes is relatively modern.
Partitioning developed originally to separate theektock from the human occupants.
Finishes have developed from this very functioregifning to their decorative nature of
today.

Ceilings

From our inspection of the roof (of random
areas) we identified the property as having a
plasterboard ceiling to first floor leve
(remember we could only see the ceiling pon
the left hand side of the property). It is likely
that, from the look of the ceiling, much of the
rest of the property has plasterboard, but there

may be some original lath and plaster

remaining, for example in the lounge. Plasterboard, as seen from

left hand side roof

Lath and Plaster Defined

Laths are thin strips
of timbers which are
fixed to the structure.
Wet plaster is applied
to the laths, usually
in several layers. The
plaster forms a key as
it is forced between
the laths. This
plaster, once dry, is
given further coats and
often a decorative
finish.

Plasterboard Defined

The usual name for Gypsum plasterboard, which is bu ilding board with a
core of aerated gypsum, usually enclosed between tw 0 sheets of heavy
paper, used as a dry lining.
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Internal Walls and Partitions

The internal walls are a mixture of studwork anlidso

Perimeter Walls

Some dampness was found in the perimeter walledadar of the property.

The original lime based plaster looks to have besglaced with gypsum,

however it is very difficult to tell from a visuatspection when the plaster is
decorated.

Finally, ceilings, walls and partitions have beespected from floor level and
no opening up has been undertaken (unless permibsi® been obtained by
yourselves). In some cases the materials emplogedot be ascertained
without samples being taken and damage being caused

We cannot comment upon the condition of the strectudden behind plaster,
dry lining, other applied finishes, heavy furnitufétings and kitchen units
with fitted back panels.
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CHIMNEY BREASTS, FLUES AND FIREPLACES

With the advent of central heating fireplaces téade more a feature than an essential
function in most properties.

We were pleased to find that the chimney breashénmain reception room
followed through from roof level to ground floorvied. This means that
structurally they are obtaining support throughibwtir length (as opposed to
when a section of the chimney has been removedausdipport is present).

At the time of the survey no chimneys were in useyou recall, the owner
advised that they had never used the chimney iRitbleen dining area.

Finally, it is strongly recommended that flues Heaned and checked for
obstruction prior to use to minimise the risk ok&aous fumes entering the
building.

Please also see the Chimney Stacks, Flues andePak&gils section of this
Report.
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FLOORS

Functionally floors should be capable of withstargliappropriate loading, preventing
dampness, have thermal properties and durability.addition to this upper floors should
offer support for ceilings, resistance to fire argistance to sound transfer.

Ground Floor

The floor is firm underfoot, but in this age of pesty, could be made of
almost anything. Interestingly we noted next doas a cellar.

First Floor

We have assumed that the first floor construct®joist and floorboards, as
this is typical in this age of property. The timbare likely to be embedded
into the wall and this therefore usually causesesamat rot. This is why you
may get deflection in the floors.

Joist and Floorboard
Construction Defined

These are usually at first
floor level consisting of a
joist supported from the
external walls, either built

in or, in more modern times,
sitting upon joist hangers,
sometimes taking additional
support from internal walls,
with floorboards fixed down
upon it.

Finally, we have not been able to view the actli@ré themselves due to
them being covered with fitted carpets and floorecings. The comments we
have made are based upon our experience and krgeviedthis type of
construction. We would emphasise that we haveopehed up the floors in
any way or lifted any floorboards.
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DAMPNESS

In this section we look at any problems that arspecaused by dampness. It is therefore
essential to diagnose the source of the dampnegdsaatieat the actual cause and not the
effect of the dampness.

Rising Damp

Rising damp depends upon various
components including the porosity of the
structure, the supply of water and the
rate of evaporation of the material,
amongst other things. Rising damp c:
come from the ground, drawn b
capillary action, to varying degrees @
intensity and height into the material
above.

55
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We have carried out a visual inspection gnd
electronic damp meter test (we are aware of
the limitations on these) to a random
selection of areas and we found damp.

Please see our comments in the Executive
Summary.

Lateral or Penetrating Dampness

This is where water ingress occurs through
the walls. This can be for various reasons
such as poor pointing or wall materials ar
inadequate gutters and downpipes, such |as
poorly jointed gutters.

A visual inspection and tests with |a
moisture meter (we are aware of the
limitations of these) at random points
were taken to internal walls. Ou
readings were in line with what w,
would expect for this age of property,

D =
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i.e. minor dampness. No evidence of any significpenetrating/lateral
dampness was detected.

Condensation

This is where the humidity held within the air rseetold surface causing condensation.

We can see no obvious signs of condensation. Henvéwepends upon how
you utilise the building. If you do your washingdathen dry it without

opening a window you will, of course, get condelmsat Commonsense is
needed and a balance between heating and vemtilafigoroperties. Often
opening windows to air the building, particulafigst thing in the morning,

resolves most condensation issues.

Finally, effective testing was prevented in areascealed by heavy furniture,
fixtures such as kitchen fittings with backboandsg]l tiles and wall panelling.
We have not carried out tests to BRE Digest 245pbly carried out a visual
inspection.
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INTERNAL JOINERY

This section looks at the doors, the stairway, gkigting boards and the kitchen to give a
general overview of the internal joinery’s conditio

Doors

The doors look to be relatively new and abave
average quality.

Staircase

The stairs are steeper than modern staircgses,
as they do tend to be in older properties and
care needs to be taken.

Kitchen

From our cursory visual inspection the kitchen ledko be in a reasonable
condition, although it has suffered from some gaheay-to-day wear.

We have not tested any of the kitchen appliances.

Finally, it should be noted that not all joineryshideen inspected. We have
viewed a random sample and visually inspected theggve a general over-
view of the condition. Please also see the Ext&imaery/Detailing section.
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TIMBER DEFE CTS

This section considers dry rot, wet rot and woodworWet and Dry rot are species of
fungi, both need moisture to develop and both eamdry expensive to correct. We would
also add that in our experience they are also ofteongly diagnosed.

Dry Rot

Dry rot is also sometimes known by its Latin naragp@a lacrymans. Dry rot requires
constant dampness together with a warmish atmospaied can lead to extensive decay in
timber.

A visual inspection has taken place and in thesarespected no evidence was
found of any significant dry rot and we feel ituslikely that it is occurring,
given the conditions found.

Wet Rot

Wet rot, also known by its Latin name Contiophouséepna, is far more common than dry
rot. Wet rot darkens and softens the wood and astrmommonly seen in window and
doorframes, where it can relatively easily be rerméd Where wet rot affects the structural
timbers in a property, which are those in the randl the floor areas, it is more serious.

Again, a visual inspection was carried out. No emite was found of any wet
rot, with the exception of the condensation tortféer areas, which we believe
Is caused by condensation.

ACTION REQUIRED: Vent the roof. Please see our comments in
the Executive Summary.
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Woodworm

Active woodworm can cause significant damage tddm There are a variety of
woodworm that cause different levels of damage pitibably the worst of the most well
known being the Death Watch Beetle. Many oldep@ries have woodworm that is no
longer active, this can often be considered as phthe overall character of the property.

The roof is the main area that we look for
woodworm. In many properties of this age
there is an element of woodworm that is not
active. Our inspection is usually restricted by
insulation and stored items.

Within this roof we found signs of
woodworm. It is hard to establish whether this
is active. We noted on the newer timber items

that were stored in the roof there were no

woodworm holes noted. We would not term Old woodworm
the outbreak as “structurally significant”, i.e.

causing structural damage and deterioration to

the timbers.

We generally find that most timber with woodwormnis longer active and

today most timbers have been previously treatadhis case, when we spoke
to the owners, they advised that they did have saswance certificated but
these were with the solicitor.

ACTION REQUIRED: We would ask that you forward a copy of the
insurance certificates to us and we would alsomagend waiting for
any treatment to be carried out until the springnthe when the
woodworm is more active (as it is breeding), whenracommend that
tissue paper is put over the holes then if theanisactive woodworm
they will come out of the holes to make holes inlitthis is the case
please contact us for further advice.
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Finally, when you move into the property, floor fawes should be carefully
examined for any signs of insect infestation whamniture and floor coverings
are removed together with stored goods. Any stgas are found should be
treated to prevent it spreading. However, you nielle aware that many
damp and woodworm treatment companies have a vasieest in selling
their products and therefore have fairly cleverlyrded quotations where they
do not state if the woodworm they have found igiv&. You should ask
them specifically if the woodworm is active or not.

We would also comment that any work carried outuththvave an insurance
backed guarantee to ensure that if the company miatesxist, or for whatever
reason, the guarantee is still valid. More impatiait is essential to ensure
that any work carried out is carried out correctly.
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INTERNAL DECORATIONS

With paints it should be remembered that up to 1882 could be used within paint and
prior to this most textured paints (commonly knoagArtex) contained an element of
asbestos up to 1984, so care should be taken gahgwork looks old and dated.

The decoration is average, with minor marks, aswould expect in a house
that has been lived in and you may wish to rede¢edyour own personal
taste. Itis very difficult to advise on how fremtly redecoration should take
place, as it very much depends upon the use arskdba decoration gets, for
example, hallways will need tending to more oftesnta spare bedroom.

Finally, we would draw your attention to the fabi&at removal of existing
decorative finishes may cause damage to the umdgrlyplasterwork
necessitating repairs and making good prior togegsion.
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CELLARS AND VAULTS

Cellars and vaults tend to be found in older prdjgsr and offer a useful space, although
usually they are damp, unless some treatment hentplace such as the tanking of the
walls, which is a lining process, or an externahgaproofing membrane of some type has
been added, or if internally the walls have beeedi therefore hiding the damp. Cellars
are often susceptible to flooding from excessive, rasing water table levels or even
blocked drains.

We noted the property next door has a cejlar
from the very large vent under the floor! This
can be an additional cause of the minor
movement in the property.
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THERMAL EFFICIENCY

Up until the mid 1940s we did not really considesulation in properties, for example it
was only in the 1960s that we started putting iasah in the roof and then it was about
50mm, in the 1970s this was upgraded to 100mm.n Weestarted to think about double
glazing and cavity wall insulation. Since then ulasion standards have increased
considerably and today we are looking at typicail$ng insulation not only in the roof but
also in the walls, floors and windows and more relye considerable work has been
carried out on how efficient boilers are within perties. Care has to be taken that
properties are not insulted disproportionately thet ventilation as this can cause
condensation and you should be aware that you rieegentilate any property that is
insulated.

HIPs (Home Information Packs) Report

We are making general comments. You will be pregigvith a HIP Report
that should be more specific with regard to therrtiz¢ efficiency of the
property. We have not seen the HIP Report on pintgoerty so cannot
comment further.

Roofs

Various depths of roof insulation were presenthalgh not to current
Building Regulation requirements of 270mm. We ldonot be overly
concerned about this, as we typically find betwd®mm — 150mm of
insulation in roofs. In this instance it rangednir nothing to 150mm. In our
experience it is more important to have good vatitih in an older property
roof to minimise condensation, as condensationdamdpness in turn make a
good breeding ground for woodworm.

Walls

The walls to this property are probably solid, oti cannot be certain in this
age of property without opening them up. It iswaélifficult to improve
thermal efficiency in solid wall construction witliomajor alterations, which
will usually affect the external appearance or oedthe internal space and
certainly not be approved of by the Conservatiofic®f and Local Authority
and we would not recommend them!
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Windows

The property has secondary glazing which is nadlidea fire, as they can be
difficult to open, but popular for reducing draughsound, and improving
thermal efficiency.

Services

Service records should be obtained. It is esdefdrathe services to be
regularly maintained to run efficiently.

Summary

Overall, considering the properties age, type dyie,sit has average thermal
properties.

Further information can be obtained with regardetergy saving via the
Internet on the following pages:

HTTP//www.est.org.uk, which is by the Energy Savingst and
includes a section on grant aid

or alternatively www.cat.org.uk

or www.ecocentre.org.uk for an alternative techgatal view.
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Finally, we would advise that an energy ratingikelyy to be required for
future house sales.
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OTHER MATTERS

In this section we put any other matters that dofivwnder our usual headings.

Sloping Site

Any property on a sloping site is mofe
susceptible than one on a flat site; it i
simply the laws of gravity,
Foundations normally allow for such
occurrences, particularly in  new
properties, however here can still be
some minor movement and, as
mentioned in the Executive Summaury,
it can also be a cause of dampngss
when the rainwater is literally trying
to get from one side of the site to the
other.

7

Security

No security system was noted. It is a personaka®tas to whether you feel
one is necessary. We are not experts in this feld therefore cannot
comment further. We suggest you contact a membBIACOSS (National

Approval Council for Security Services), obtainabierough directory

enquiries, or your local Police Force for adviceaosecurity system.

Smoke Alarms

Some battery operated smoke detectors were nokéd. current Building

Regulations require that they be wired into the maower supply (which

means you no longer have to remember to changbatteries). Obviously
in a property of this age this is difficult, aswbuld mean having surface
mounted wires or cutting wiring into the plaster.
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ACTION REQUIRED: We would recommend, for your own safety,
that smoke detectors be installed. We have recesgén a smoke
detector that fits within a light fitting (althobgve have not used these
personally), which is charged when the light istslned on (providing

it is switched on a certain number of times a yede feel this is an
excellent idea as it alleviates the problems ofebi&s running out. We
also like the radio activated fire/smoke alarms. Waild also advise
that if you wish to have any general advice thenlocal Fire Authority
are usually happy to help.

Insurance

We would always recommend staying with the existimgurance company,
and then if there are any problems you should rasehthe difficulty of
negotiating with two insurance companies passirgg llame between each
other.

Asbestos

In a property of this age there may well be sombesi®s. This was
commonly used post war until it was banned onlyhi& last ten or so years,
although it is rumoured that it was still used raftas point in time. We are
not asbestos surveyors.

ACTION REQUIRED: If you wish to confirm you are 100 percent
free of asbestos you need to have an asbestog/suawesd out.
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SERVICES

This survey does not include any specialist repontghe electricity supply
and circuits, heating or drainage, as they wereremiested. The comments
that follow are based upon a visual inspectioniedrout as part of the overall
Building Survey.

Services and specialist installations have beemallis inspected. It is

impossible to examine every detail of these instiahs without partially

dismantling the structure. Tests have not beetieahp Conclusive tests can
only be undertaken by suitably qualified contrastor The vendor/seller
should be requested to provide copies of any semdcords, test certificates
and, ideally, the names and addresses of thelingtabntractors.
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ELECTRICITY

It is strange to think that electricity only stadt¢o be used in domestic properties at the
turn of the 18 century with gas lighting still being the norm fogood many years after.

Periodic inspections and testing of electrical aliations is important to
protect your property from damage and to ensures#ifiety of the occupants.
Guidance published by the Institute of ElectricagiBeers (IEE) recommends
that inspections and testing are undertaken att leasry 10 years (we
recommend every five years) and on change of ocmypa All electrical
installation works undertaken after 1st Januaryb2§libuld be identified by an
Electrical Installation Certificate.

Fuse Board

The property has two electric consumer units
(no doubt from the time the property was
two): one located in the main reception room
to the front wall and the other in the kitchen|to
the left hand side wall. We would date the
fuse boards as being from the 1980/90s and,
whilst not the best now available, are
reasonable.

Fuse board in main reception room

Earth Test

We carried out an earth test in the kitchen area
to the socket point that is normally used for the
kettle and this proved satisfactory.

ACTION REQUIRED: An NICEIC
approved contractor or equivalent o
carry out an IEE (Institute of Electrical
Engineers) inspection test and all
recommendations to be actioned. A new
fuse board is recommended.
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Also note that Building Regulations require certaliectrical work to be
certified by an approved contractor. Please keeappendices at the
end of this survey for further details.

In addition to this your Legal Advisor is requirem make full enquires
with the owners to establish if any electrical atisition work has been
carried out and to provide suitable certification &dny works carried out
after £' January 2005. Any comments made within this repor

verbally do not change this requirement.

For basic general information on this matter plesesethe appendices at
the end of this report.
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GAS

There is very little we can check for in a gasatiation, we do inspect to make sure there
is one and that it has a consumer unit and thatltbiéers are vented. Ideally you should
have a service inspection carried out by an indelpan CORGI registered plumber.

All gas appliances, pipework and flues should be shbject of an annual
service by a competent engineer, i.e., a memb&Q@RGI (the Council of

Registered Gas Installers); works to gas applianstes by unqualified

personnel is illegal. Unless evidence can be pexio confirm that there has
been annual servicing we would recommend that ymmngission such a
service prior to use to ensure safe and efficipetation.

ACTION REQUIRED: As a matter of course it is recommended that
the entire gas installation is inspected and mamtel gas necessary, by
a CORGI registered contractor. Thereafter thealtsion should be
serviced annually.
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PLUMBING AND HEATING

In this section we do our best from a visual insjpecto look at how the water is supplied
to the property, how the supply is distributed arduhe property, how it is used to heat the
property and how it is discharged from the property

Water Supply

The owner advised that the controlling stopcocknderneath the sink in the
kitchen. It is important that its presence is d&thbd in case of bursts or
leaks. The stopcock and other controlling valvagehnot been inspected or
tested for operational effectiveness.

Water Pressure

When the taps were run to carry out the drainaggewe checked the pressure
literally by putting a finger over the tap and teeemed average.

Cold Water Cistern

This was located in the right hand bathroom. Rlese® our comments in the
Bathroom Section of the report

Hot Water Cylinder

Both hot water cylinders are factory lagged andefuee the insulation levels
are better than normal.

Plumbing

The plumbing, where visible, comprises copper pméw No significant
leakage was noted on the surface, although madsiegbipework is concealed
in ducts and floors.

Heating

The boiler was located in the kitchen and is walumedand is manufactured
by Apollo. This is a make that we do not come across than aitel therefore
parts may be difficult to get hold of.
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Ten Minute Heating Test

We asked the occupier to turn the heating on f@rapmately ten minutes
and we then checked the hallway radiators (grdloat and first floor) and
found them to be warm.

Our limited inspection of the hot water and cenli@ting system revealed no
evidence to suggest any serious defects but we dwadvertheless
recommend that the system be tested and overh&gfe exchange of
contracts and that a regular maintenance conteagldced with an approved
heating engineer.

Finally, it should be noted that the supply pipenirthe Water Company
stopcock to the internal stop tap is the respolisilof the property owner.

We cannot comment on the condition of the waterisepipe to the building.
It should be appreciated that leaks can occur damestime before signs are
apparent on the surface.
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BATHROOM

In this section we consider the overall conditiohtbe sanitary fittings such as the
bathroom, the kitchen, the utility room and theagimom.

There are two bathrooms to the property; both aghatively newly
refurbished.

We believe there is likely to be some damp intorigat hand bathroom at

high level. This is from the rear valley guttétlease see our comments in the
Executive Summary about the rear valley gutter.

Water Tank

The water tank is located in the right hapd
bathroom.

We would always recommend that water
tanks be drained down and cleared of any
debris etc. (we have seen dead birds and ather
unmentionable things in these tanks). As you
are cleaning your teeth with this water it lis
best that it is as clean as possible!

Finally, although we may have already mentioneabiive we would reiterate
that it is important to ensure that seals are pigpeade and maintained at
the junctions between wall surfaces and baths hoders etc. We normally
recommend that it is one of the first jobs that yaury out as part of your
DIY on the property, as water getting behind sawit#tings can lead to

unseen deterioration that can be costly, inconwerged difficult to repair.
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MAIN DRAINS

The sanitary system, as we know it now, came ietagbsome 100 years ago during the
Victorian era and works so successfully today ibften taken for granted. It is only in
recent years that re-investment has taken placgtwade the original drainage systems.

It is assumed that the foul drains from the prgopéischarge into a public
sewer; this should be confirmed by your Legal Adwiprior to exchange of
contracts, who should also provide informationespect of any common or
shared drains including liability for the maintenarand upkeep of the same.

The water was run for approximately 10 minutes threle was no build up or
back up in this time.

Inspection Chambers / Manholes

For your information, inspection chambers / mankadee required to be provided in the
current Building Regulations at each change of cign or where drainage runs join the
main run.

Surprisingly, we did not find any inspection cham#£manholes within the
curtilage of the property. This is quite unusulhgugh that in itself is not a
problem it could well become a problem when/if thés a blockage in the
drains. This will mean that you have to dig up tliainage system to be able
to unblock it.

Finally, it must be emphasised that the conditibthe property’s foul drains
can only be ascertained by the carrying out ofsg wich a test has not been
undertaken. Should there be leaks in the vicimitythe building then
problems could occur, particularly with respect ttee stability of the
building’s foundations. Drainage repairs are itegly costly and may result
in damage being caused to those areas of the pydpereath, or adjacent to,
which the drains have been run.
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Rainwater/Surface Water Drainage

Whilst very innocent looking rainwater downpipes) aaause lots of problems. If they
discharge directly onto the ground they can affiaet foundations and even if they are
taken away to soak-aways they can attract neamsy toots or again affect foundations.

Some rainwater drains are taken into the main nlagie system, which is now illegal (as
we simply do not have the capacity to cope withaitd can cause blockages to the main
drains! Here we have done our best from a visnapéction to advise of any particular

problems.

We have been unable to determine the ultimate mebrain/surface water
disposal. Much of the rainwater discharges diyeatito the ground.

Finally, rain/surface water drains have not beetete and their condition or
effectiveness is not known. Similarly, the adeguat soak-aways has not
been established although you are advised thattiémelyto silt up and become
less effective with time.

Please also see our comments within the Gutteramchpipes section.
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OUTSIDE AREAS

GARAGES/PARKING

The garage is somewhat unusual, in that you caactatlly access it by car.
We were advised that there was once a coal yaetadlj to the property that
used to allow access.

The present owners park in the public car parkéoréar of the property.

EXTERNAL AREAS

Front Garden

The property sits directly onto the pavement armbatingly there is no front
garden.

Rear Garden

This is a rectangular garden on a sloping sitendgeverlooked by the
neighbouring property. As mentioned, they are pagticularly happy about
the reduction in light but understood why the fegdnad been put up.

Please see our comments with regard to the tregehou
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Boundaries: The left hand boundary (all directions given as yace the
property) is usually the responsibility of the sdijproperty.

There is an old boundary wall to the rear of thepprty, which needs repair
and there is a mature tree. Please see our commethe Tree Section.

Finally, whilst we note the boundaries, these matybe the legal boundaries.
Your Legal Advisor should make further enquiriestars point and advise

you of your potential liability with regard to arsphared structures, boundary
walls and fences.

Neighbours

Right Hand Neighbours

We spoke to the neighbours briefly, who advised thay were lodgers and,
as mentioned earlier, have commented upon the digintulties they have in
the room where the fence is in front of the windoWwhey had no concerns
with regard to dampness from the adjoining property
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POINTS FOR YOUR LEGAL ADVISOR

If you wish to proceed with your purchase of thegarty a copy of
this should be forwarded to your Legal Advisor ahé following
points should be checked by him/her:

a) Responsibility for boundaries.

b) Rights for you to enter onto the adjacent propa&stynaintain any
structure situated near or on the boundary andsamiar rights
your neighbour may have to enter onto your property

c) Obtain any certificates, guarantees or approvatslation to:

) Timber treatments, wet or dry rot infestations.
1)) Rising damp treatments.

iii)  Roof and similar renewals.

Iv)  Central heating installation.

V) Planning and Building Regulation Approvals.
vi)  Any other matters pertinent to the property.

d) Confirm that there are no defects in the legaleTinl respect of the
property and all rights associated therewith, e.ccess.

e) Rights of Way e.g., access, easements and wayleaves
f) Liabilities in connection with shared services.

g) Adjoining roads and services.

h) Road Schemes/Road Widening.

I) General development proposals in the locality.

J) Conservation Area, Listed Building, Tree PreseoratOrders or
any other Designated Planning Area.
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h) Confirm from enquiries that no underground tunneiglls,
sewers, gases, mining, minerals, site reclamatotémination
etc., exist, have existed or are likely to exishdmth the curtilage
of the site upon which the property stands and Wwiiguld affect
the quiet enjoyment, safety or stability of the peudy,
outbuildings or surrounding areas.

Our Report assumes that the site has not beem gontaminative
use and no investigations have been made in thpeot

]) Any outstanding Party Wall Notice or the knowledgat any are
about to be served.

k) Most Legal advisors will recommend an Enviroseascka similar
product is used by you to establish whether tha &aks within a
flood plain, old landfill site, radon area etc. yur Legal Advisor
IS not aware of Envirosearch or similar please enghat they
contact us and we will advise them of Any general findings
should be brought to their logical conclusion, lsyng appropriate
specialist advisers.

However, with regard to Envirosearch or similar gmah reports
please read the article on our website by followtmg quick link
‘Environmental Reports' on our ho
page: www.1stAssociated.co.uk

[) Any other matters brought to your attention witthrs report.
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LOCAL AUTHORITY ENQUIRIES

When you booked this survey we asked you if yowired us to carry out a
verbal check on the status of the property withltbeal Authority regarding
whether it is a Listed Building, in a Conservatiemea and any history that is
available over the phone with regard to Planninglfsations and Building
Control. In this instance we have not carried amy checks. We would also
add that the tree may have a Tree Preservationr Ondie

Finally, your Solicitor should carry out Local Awtlity enquiries and any
additional enquiries he/she feels necessary, adyiss if they feel that we can
have further input.
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It is our policy not to offer a conclusion to enstihat the Building Survey is
read in full and the comments are taken in context.

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.

74

Independent Chartered Surveyors

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




REFERENCES

The repair and maintenance of houses
Published by Estates Gazette Limited

Life expectancies of building components
Published by Royal Institution of Chartered Surveyand
Building Research Establishment

Surveying buildings
By Malcolm Hollis published by Royal Institution of
Chartered Surveyors Books.

House Builders Bible
By Mark Brinkley, Published by Burlington Press

Independent Chartered Surveyors

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

75



APPENDICES

Independent Chartered Surveyors

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

76



LIMITATIONS

Our limitations are as the agreed Terms and Camditof Engagement.

CONDITIONS OF ENGAGEMENT

The report has been prepared in accordance with @aomditions of
Engagement and should be regarded as a commehée averall condition of
the property and the quality of its structure amd @s an inventory of every
single defect. It relates to those parts of traperty that were reasonably and
safely accessible at the time of the inspection,ylow should be aware that
defects can subsequently develop particularly il ydo not follow the
recommendations.

ENGLISH LAW

We would remind you that this report should nopheélished or reproduced in
any way without the surveyor's expressed permissiod is governed by
English Law and any dispute arising there from Idh@ladjudicated upon only
by the English Courts.

SOLE USE

This report is for the sole use of the named Claamd is confidential to the
Client and his professional advisors. Any otheispes rely on the Report at
their own risk.

ONLY HUMAN!

Although we are pointing out the obvious, our Syors obviously can’'t see
through walls, floors, heavy furniture, fixed kigi units etc. they have
therefore made their best assumptions in thess.area

As this is a one off inspection, we cannot guamritext there are no other
defects than those mentioned in the report and #st defects can
subsequently develop.
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WEATHER

It was a warm end of summer’s day, with some periofdrain, at the time of
the inspection. The weather did not hamper theesur

We would add that some defects only become appanpon physical
occupation or are only present as a result of #tieemes of weather (which
are becoming a more frequent occurrence). As yay bbe aware 2006 was
the warmest year in Britain since records beganh&lieve, in the 1700s; with
July 2006 being the hottest July on record in Britd005 was the third driest
year on record in Britain with 2003 being the drie¥he year 2000 was the
wettest year on record and August 2004 was theeste&ugust on record in
Britain. This may have adverse effects on lotswldings in years to come.

NOT LOCAL

It should be noted that we are not local surveyoithis area and are carrying
out the work without the benefits of local knowledgn such things as soil
conditions, aeroplane flight paths, and commonatsfe materials used in the
area etc.

OCCUPIED PROPERTY

The property was occupied at the time of our survdyich meant that there
were various difficulties when carrying out the sy such as stored items
within cupboards, the loft space and obviously ttaglay household goods
throughout the property. We have, however, donebast to work around
these.

INSPECTION LIMITED

Unfortunately in this instance our inspection hasrbvery limited as we were
unable to inspect the right hand roof or open up flbors and there was
generally a great deal of stored items in the house
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THE ELECTRICAL REGULATIONS — PART P OF THE BUILDING

REGULATIONS

Here is our quick guide to the Regulations, buagéetake further advice fron
gualified and experienced electrician.

From 1st January 2005, people carrying electrical work in homes and gard
in England and Wales must follow new rules in thelding regulations. Al
significant electrical work carried out in the hom# have to be undertaken b
registered installer or be approved and certifigdhe local authority's buildin
control department. Failure to do so will be a legféence and could result in
fine. Non-certified work could also put your houskhinsurance policy at risk.

If you can't provide evidence that any electricatallationwork complies witl
the new regulations, you could have problems wteocomes to selling tf

property.

There will be two ways in which to prove compliance

1. A certificate showing the work has been done byoeBnmentapproves
electrical installer - British Gas or NICEIC Elacal Contractor.

2. A certificate from the local authority saying thtie installation he
approval under the building regulations.

Homeowners will still be able to do some minor @ieal jobs themselves. -
help you, we've put together this brief list of dosl don'ts.

Work You Cannot do Yourself

Complete new or rewiring jobs.
Fuse box changes.

Adding lighting points to an existing circuit in'special location' like tr
kitchen, bathroom or garden.

Installing electrical earth connections to pipewarkd metalwork.

Adding a new circuit.
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INFORMATION ON THE PROPERTY MARKET

We used to include within our reports articles bba property market that we
thought would be of interest and informative to ydwwever we were
concerned that in some cases these did not oféetatiest information. We
have therefore decided to recommend various webtteou, however it is
important to realise the vested interest the paray have and the limits to
the information.

www.landreq.org.uk

This records the ownership of interests in regesteland in England and
Wales and issues a residential property price teparterly, which is free of
charge. The Land Registry is a Government bodyraodrds all transactions
as far as we are aware, although critics of it w@rgue that the information is
often many months out of date.

WWW.TICS.0rg.uk

The Royal Institution of Chartered Surveyors offieiarterly reports via their
members. Although this has been criticised as goaubjective and also
limited, historically their predictions have beenufd to be reasonably
accurate.

www.halifax.co.ukandwww.nationwide.co.uk

Surveys have been carried out by these two compaare now a bank and
the other a building society for many years. Infation from these surveys is
often carried in the national press. It shouldrdimembered that the surveys
only relate to mortgaged properties, of which it generally considered
represents only 75% of the market. It should deoremembered that the
national coverage of the two companies differs éwad they may be offering
various incentives on different mortgages, whichyntaint the quality of
information offered. That said they do try to adjdor this, the success or
otherwise of this is hard to establish.

80

Independent Chartered Surveyors

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




www.hometrack.co.uk

From what we can see this is an internet based aoywho say they offer
independent property research (in fact they say #re the only independent
company), although they also advise that they aré @f a property related
group that has bought and sold over 60 million plsuworth of residential
property, which indicates that they may have aedsiterest. They do also
comment that they have carried out their own inddpat surveys and they
have at least two Hometrack recommended estatésagesach postcode area.
We would refer you to the ‘About us’ section withtheir website to
understand better where their information is comingm. We would
comment that we have been pleasantly surprised widh quality of
information provided by the company.

Motleyfool.co.uk

We also like the Motley Fool website which is a ge financial site and
although it is selling financial services and otkervices they do tend to give a
very readable view of the housing market.

http://www.nethouseprices.com/

This website offers information on land registrgoeded property sales, by
postcode or address.
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