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INTRODUCTION

Firstly, may we thank you for your instructions; \Wwave now undertaken a
Building Survey (formerly known as a Structural &y) of the
aforementioned property.

The Building Survey takes the following format; theis an introductory
section (which you are currently reading), whickludes a synopsis of the
building, and a summary of our findings.

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

We are aware that a report of this size is somewhahting and almost off-
putting to the reader because of this. We woulelsstthat the purchase of a
property is usually one of the largest financialays made (particularly when
you consider the interest you pay as well).

We recommend that you set aside time to read thatren full, consider the
comments, make notes of any areas which you wistliscuss further and
phone us.

We obviously expect you to read the entire repattvee would suggest that
you initially look at the summary, which refers various sections in the
report, which we recommend you read first so tlwat get a general 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 completelypgyafp make a decision.
Ultimately, the decision to purchase the propestyours but we will do our
best to offer advice to make the decision as eappasible.
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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 New” 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 teriCTION 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.
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SYNOPSIS

SITUATION AND DESCRIPTION

This is a two storey semi-detached property, whiak been extended into the
outbuildings to the rear of the property. The propes set in a residential area
of similar properties, with a local school adjaceémtit. The property was
empty at the time of our inspection however it \fdly furnished. We believe
this is a probate purchase. We believe the howseosiginally built by the
local authority due to its style and charactersstic

The front garden has been block paved and is n@d dsr parking (taxi
parked on it at the time of our inspection). Thisra side pathway and a good
sized rear garden, which is mainly laid to lawn &ad an outbuilding on it.

We believe that the property was built in the 188060's. If the age of the
property interests you your Legal Advisor may bdeato find out more
information from the Deeds.

Putting Life into Perspective!

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

1952 Princess Elizabeth became Queen at age 25
1955 The Queen opened a new terminal at LondquoAi
1956 TV remote control invented
1959 UK postcodes introduced
1961 Berlin wall built
1963 President Kennedy assassinated in Dallas
1965 Winston Churchill died at the age of 90
1966 England beat Germany to win the 1966 Wotld &t
Wembley
1968 Martin Luther King Jr. assassinated
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EXTERNAL PHOTOGRAPHS
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Front parking area Rear garden

GEM Associates Limited 6
Independent Chartered Surveyors

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




ACCOMMODATION AND FACILITIES

Ground Floor

The ground floor accommodation consists of:
1) Entrance hallway and stairs

2)  Kitchen / Dining area

3) Frontlounge

4)  Utilities room in rear right hand extension

First Floor
The first floor accommodation consists of:
1) Landing
2) Right hand bathroom (which has been adaptedisabled living)
3)  Two rear double bedrooms

4)  Front left hand single bedroom

Outside Areas

There is off road parking on the block paved amahe front. The side
pathway leads to a good sized rear garden withuddthg.

Finally, all these details need to be checked amufitned by your Legal
Advisor.
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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 dfje have not necessarily taken
photographs of each and every room.

Ground Floor

Lounge Kitchen

Hallway

Dining area Utilities room
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First Floor

Front single bedroom Bathroom

Rear left hand side bedroom Rear right hand bedroom
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SUMMARY OF CONSTRUCTION

External

Chimneys:

Main Roof:

Main Roof Structure:
Flat Roofs:

Gutters and Downpipes:
Soil and Vent Pipe:

Walls:

Fascias and Soffits:

Windows and Doors:

Internal
Ceilings:

Walls:
Floors: Ground Floor;

First Floor:

Services

One brick chimney

Pitched, clad with concrete tiles

Cut timber roof

Rear flat roofs covered with felt

Plastic

Cast iron

Pebbledash render to the front and a smoothish
render to the rear.

High level air vents to most rooms

Plastic(possibly overcladded original timber)

Old style double glazed windows inside timber
frames, without trickle vents

Plasterboard (assumed)
Solid (assumed)
Solid (assumed)

Joist and floorboards; embedded timbers likely
(assumed)

We believe that the property has a mains waterlgupgins drainage, electricity
and gas (assumed). There is a Vaillant boiler e dhing cupboard next to the
bathroom, which is vented via a flue. The electaps located under the stairs and

look modern.

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 not ideal as they try to précis aftéte complex

subjects into a few paragraphs. This is partitplao in a summary about
someone’s future home when we are trying to segues$s what their
priorities are, so it is important the Report iaden 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 regiol2@ photographduring
the course of this survey and many pages of nete#,an issue has not been
discussed that you are interested in or concerbhedtaplease phone and talk
to us before you purchase the property (or indeednait to purchasing the
property), as we will more than likely have notédmd be able to comment
upon it; if we have not we will happily go back.

We have divided the Executive Summary into ‘The ép6rhe Bad’ and
‘The Ugly’, to help distinguish what in our mindeathe main issues.

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!

1.0) The property has potential.
2.0) The property is a good size.

3.0) There is off road parking.

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

1.0) Movement in the roof

to the roof. There is evidence to both
the front and rear on the right hand side
(all directions given as you face the
property).

We can see where tiles have been ”LEG

ACTION REQUIRED: We
recommend a roofer for a day to re-
bed the tiles.

. _ Missing
We also noticed that some tiles have Issing tile

slipped and are missing and that there have bgenrsewith a poor
colour match, so we would recommend you have yaur supply of
tiles that match the roof should there be any &rrfroblems.

ANTICIPATED COST: £250 -£500 (two hundred and fifty pounds
- five hundred pounds) depending on how many #lesused. Please
obtain quotations.

Please see the Roofs Section of this Report.

2.0) Amendments within the roof

We could also see that
there looks to have begn
amendments within th
roof; originally the roof
would have looked lik
this, please see the
adjoining sketch. As yo
can see from the phot
below there has been an
additional horizontal ti
bar added in some areas
and also the strut looks to
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be newer turning this into a
‘A’ frame roof. All of this

indicates there may have be
some movement in the roof at
some point over and above
just the lifting of the roof tiles
by the wind.

=

3%
5

ACTION REQUIRED: Periodic
inspection of the roof externally to check
that the tiles haven’t opened up (your
roofer should have closed the gaps).

Please see the Roofs Structure Section of
this Report.

Both horizontal timber and prc
timber look like they have been
added

3.0) Protective underlayer not completed properly aroundthe chimney

We can see also within the roof spdce
that the protective underlayer around the
chimney has not been completgd
correctly up to the chimney and
therefore means that dampness can|get
in this area. There may be other ar¢as
that we haven’'t seen where poor quality
work has taken place.

Tiles visible to side of chimney
ACTION REQUIRED: Whilst not

ideal you can add a protective underlayer from b#neAlthough this
does not give as much protection as when it wagnaily laid it will
help. We also suggest you add good lighting inrtdwé space so you
can see how much dampness is coming in via thé are

ANTICIPATED COST: A few hundred pounds plus the cost of the
lighting; Please obtain quotations.
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Please see the Roof Coverings and U

4.0) Cracking to the rear render

nderlayerso8eaitthis Report.

There is hairline cracking visible to th
rear render. It is also often found

pebbledash render, although it is ve
hard to identify visually. This type o
cracking can be because the new ren
was laid with a too hard cement mi
Alternatively which we think is likely in

f
der
X.

e

n
ry

this case is there has been some mi

movement in the roof which will have

affected the walls too.

TOT
Pen indicates cracking

rear render

ACTION REQUIRED: Seal the
cracking to stop water getting
under the render and causing it to
blister.

ANTICIPATED COST: A few

hundred pounds; please obtain quotations.

Please see the Walls Section of this Report.

5.0) Overcladding of the fascias and soffit boards

We can only judge the condition of th
original facias and soffits by the are
that we can see. These have wet rot
this was the condition of the origina
fascias and soffits then the last thir
they should have had is a covering
plastic cladding. This is a very poc

e
AS
L If
A
g
of
DI

he

practice and is often used where t

timber is in poor condition.
Unfortunately, it makes it worse as it
tends to sweat behind it.

Plastic overcladding
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ACTION REQUIRED: Initially we
would check the fascias and soffits
boards by drilling through the fascia
board to check the condition of the
timber beneath or indeed to see if it|is
plastic throughout. If it is timber
beneath then ideally replace fascias
and soffits by the summer of 2013.

Rotting timber on flat roof under

the plastic cladding.
ANTICIPATED COST: In the

region of £2000-£4000 (two thousand
pounds to four thousand pounds) as
there is likely to be scaffolding access
required which will increase the cost;

please obtain quotations.

Please see the Fascias and Soffits Section oRépsrt.

6.0) Flat Roofs

There is a flat roof to the rear of the
property that is over the utilities room.
The flat roof is flat, rather than having|a
fall of 15° (If you recall you stood of
this roof with us). We anticipate there
could be problems in the future due [to
the amount of moss on the roof which
will lead to leaks getting in.

—

Moss on flat roof

Also, the roof has a Flashband flashing,
which is a stick on foil on tar, which is
peeling away. This product is usually
used as a temporary repair to leaking
roofs. As you can see here it has been
put over the top of the felt flashing.

Flashband repair coming away

GEM Associates Limited 15
Independent Chartered Surveyors

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




Flashband Defined

Flashband is a sticky backed felt which is best use d for temporary
repairs only.

ACTION REQUIRED: Replace Flashband with a lead flashing and
budget to upgrade the roof before the winter ofA20tlmay need a
patch repair before this.

ANTICIPATED COST: In the region of £1000-£3000 (one
thousand pounds - three thousand pounds); pledam guotations.

Please see the Roofs Section of this Report.

7.0) Condensation more likely in this age of property

We noted there were no extract fans for
the humidity generated in the bathrogm
and kitchen. This means that the property
has an above average chance of getting
condensation. The original designers |of
this property would have had vents |in
many of the rooms as they were aware of
this problem. However these do tend |to
get blocked in over the years particularly
as we expect to live in a warmer environment.

Internal radiator

In addition to this we noted in some areas theeeimternal radiators,
meaning there is no through flow of air. If youatticwe discussed how
heat rises from a radiator, meets the cold air ftbemwindow and then
circulates round the room. This does not occur witkrnal radiators,
such as you have in the front left hand bedroom.

ACTION REQUIRED: Add mechanical extract fans to the
bathroom and kitchen using humidity controlled thestats.

ANTICIPATED COST: A few hundred pounds; please obtain
guotations.

Please see the Dampness Section of this Report.
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8.0) Services

Gas Boiler

The gas meter appears to have bgen
removed, which could be expensive [to
replace.

ACTION REQUIRED: Your legal
advisor to check why the gas meter

has been removed.

Gas boiler has been removed

ANTICIPATED COST: As far as we are aware gas meters can only
be installed by gas suppliers. You will need to werey with your

chosen gas supplier how much it
reinstalled; please obtain quotations.

Heating

We noticed some of the radiators were
single panel rather than being double panel
convection radiators. This can mean the
property doesn’t warm as quickly as you
may like. We wouldn’t usually mention
this but we did speak about liking a warm

house. As previously mentioned, this ¢
add to the chance of condensation.
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Independent Chartered Surveyors

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

will cost to hahe meter

an

Single panel radiator

17



9.0) We found Asbestos

Outbuilding

On the outbuilding to the rear we can

see asbestos to the roof. We did

access the outbuilding but given the
amount of plants growing on top of the

roof we anticipate the asbestos to

N't

be

breaking up and needs to be removed

and replaced.

Back of Boiler Door

Asbestos shed roof

We also noted what we believe is asbestos withenpttoperty to the
back of the boiler door. We can’t be hundred peit certain of it being

asbestos from a visual inspection.

Our insurance company require us to advise we ate asbestos

specialists.

ACTION REQUIRED: We recommend you have an asbestos survey
carried out by a specialist asbestos company and tiee asbestos
removed from the outbuilding and internally.

ANTICIPATED COST: Asbestos removal costs vary greatly in our

experience; please obtain quotation

S.

Please see the Outside Areas Section of this Report
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Independent Chartered Surveyors

Marketing by:

www.1stAssociated.co.uk

0800 298 5424

18



10.0) Garden maintenance

Whilst you have a mature garden that has obviduatlytime spent upon
it, there are a few issues from a survey pointiedw

1. vy

There is ivy growing on the rear of the
property which needs cutting back as
it will damage the render if it hasn
done so already. You may need |to
carry out patch repairs to the render
once the ivy is removed.

—t+

2. The Leylandii Overgrown ivy

You may or may not have experience
of Leylandii. This can be a very fast
growing plant in the right conditions
and will need regular maintenance.

ANTICIPATED COST: DIY type work

or a few hundred pounds. Leylandii in rear garden

Please see the Outside Sections of this Report.

The Ugly

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

Assuming you are happy to deal with the above gmoblthere is nothing
which we feel falls within this category.
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Other Iltems

Moving on to more general information.

Maintenance

This type of property is relatively modern (i.ees$ than one hundred years
old) but nevertheless still requires ongoing maiatece and repair. A budget
for such work must be allowed to ensure it is naimed in a good condition.
This will prevent undue and unnecessary determmati

Services

Whilst we have carried out a visual inspection aofithe services within the
property and we would always recommend you have gaun specific testing
for each of the services. We also need to adviseojohe following:

Electrics
For the electrics we would recommend an InstituteElectrical Engineers

standards (IEE) test and report carried out by 46BNC registered and
approved electrical contractor or equivalent.

Heating

We would recommend that the system be tested amdhawled before
exchange of contracts and that a regular maintenaeowctract be placed with
an approved heating engineer.

Drainage

We would recommend a closed circuit TV camera reporestablish the
condition of the drains.

Water Supply

There is danger in older properties of having al leater supply; we would
recommend that you speak to the water company Kothesn if they have
carried out such replacement, as you will be reagipnuch of the water used
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in the building it gives an ideal opportunity tes@lcheck for any remaining
lead pipes.

ACTION REQUIRED - SERVICES: We would reiterate that we

recommend with regard to all services that you haneindependent
check by a specialist contractor.

DIY/Handyman Type Work

There are numerous other items that we would @ad3lY or handyman type
work such as redecorating to turn the property ydar home. We have
detailed these and other issues within the mairy bbdthe report.

Purchase Price

We have not been asked to comment upon the purghn@sein this instance,
we have however referred you to sources of genafafrmation on the
housing market within the Information on the Prapéfdarket Section, which
can be found in the Appendices at the end of th@oRe

Every Business Transaction has a Risk

Every business transaction has a risk, only youasmess whether that risk is
acceptable to you and your circumstances. You shaolv read the main
body of the Report paying particular attention tay 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 (prefgrédvee quotes). The cost of
building work has many variables such as the cbithmur and estimates can
of course vary from area to area when giving a genadication of costs.

For unskilled labour we currently use between £@8 100 per day (the
higher costs in the city areas) and for tradesmenuse between £100 and
£200 per day for an accredited, qualified, skitetlesman. Other variations
include the quality of materials used and how thekwis carried out, for

example off ladders or from scaffold.
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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 usually lestido have work supervised if
it is complex, both of which we can do if so regdir
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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:

There are various things at the property that yaeto consider and that you
are happy with. These are characteristics of tbhpety.

We would refer you to our comments in the Execut8tenmary, ‘Good’,
‘Bad’ and ‘Ugly’ Section and ask that you re-rehdde.

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

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

Just a few more comments about the Report fornfatrdgou 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 Legal Advisor should confirhat this is the case.

ESTATE AGENTS — FRIEND OR FOE?

It is important to remember that the estate agamngésacting 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 termzwgagement for Building
Surveys, as agreed to and signed by yourselves. yolf have not

seen or are not happy with the terms of engagepiease phone immediately
0800 298 5424 or email the secretary from whick shirvey came from.

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 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
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EXTERNAL

CHIMNEY STACKS AND FLUES

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

There is one chimney to this property which/is

located to the front middle of the property.

This chimney is brickfinished with a lead
flashing and two chimney pots. From what
we could see from ground level it looked |in
average condition considering its age, type
and style. Unfortunately we were unable|to
see the top of the chimney known as the
flaunching, we therefore cannot comment
upon them.

Chimney

ACTION REQUIRED: The flashing does look like it may be
starting to deteriorate so this needs periodic angpn. If this
deteriorates dampness will get into the properyydu are aware
from our Executive Summary there is no protectivelarlayer
underneath this section.

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.

Flaunchings Defined

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

Flues offer ventilation to things like boilers asail and vent pipes and usually come
through the roof covering, which can often alsabeeak area.

The property has a cast iron flue visible at roof
level. This is rather unusual and we believe it is
the flue to the Vaillant boiler we saw internally.
Again this is quite unusual.

Please see further comments in the Heating
section

Flue from boiler

Party Walls

The party wall relates to shared items, such aswmalls. If you do any work
on these you will need to deal with the Party Watlt. Here is a brief
explanation of it.

Party Structures Defined - Party Wall Act Etc. 1996

A structure that both parties enjoy the use of or b enefit from. An
example of this would be where both parties gain su pport from a
wall or utilise a chimney or chimneys.

Any work to party structures, such as party walls party chimney stacks, require
agreement under the Party Wall Act. We would beertitan happy to offer you help and
advice in this matter.

Finally, we have made our best assumptions on Weeath condition of the
chimney stacks and flues from the parts we woutd adgove roof level. The
inspection was made from ground level within therimtaries of the property
(unless otherwise stated) using a x16 zoom lena digital camera. A closer
inspection may reveal latent defects.

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

The Roof Coverings and Underlayers section consittex 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.

Dependent upon the age of your property and the dffconstruction it may or may not be
present, please read on:

We will consider the roofs in three areas, the nmaof, a flat roof to the rear
and a pitched roof to the front of the property.

Main Roof

The main roof igitched and clad with a sma
concrete tileand from ground level this look
in below average condition considering the
roofs age type and style.

[92)

There are some missing tiles and slipped tiles
as you can see in the photo. Most importan|t IS
the movement in the roof.

Missing tile
Movement to top right hand side of Movement to bottom right hid
roof, all directions given as you side of roof, all directions given as
face the property you face the property

ACTION REQUIRED : Please see our comments in the Executive
Summary. Carry out periodic inspections and maentea of the roof,
as required.
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Protective Underlayer (Often known as the sarkingdlt 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.

=y

IR L)

When we inspected the loft space we found a
Hessian base Bitumen membrane. This type of
membrane has been used since the 1960s| We
generally found it to be in average conditign,
with damage in some areas which is what we
typically find.

ACTION REQUIRED: However we did
specifically note an area around the chimney
where the protective underlayer was missing!is photo shows the common

Please see our comments in the Executi{dte’s (the ones that form the pitch
of the roof) and the dark area

Summary. between is the  protective
underlayer.
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Rear Flat Roof

Whilst these roofs are called "flat", present buntylregulations and good building practice
presently requires a minimum fall of 12 degrees.

Flat roofs are formed in a variety of materials.fiitiulties can arise when the water is not
discharged from the roof but sits upon it, as ttas soon lead to deterioration which flat
roofs are renowned for.

The rear flat roof is in poor condition which indtes to us that water is sitting
on it. It has also had a patch repair in the fofra Blashband flashing.

Flat roof covered with moss Flashband flashing

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

The latest Building Regulations require flat rotdsbe ventilated. Building

Regulations are not retrospective but the reasoth@érequirement is to make
sure that any moisture that enters the roof coasstmu is dispelled by way of

ventilation. We would suggest that if the oppottyiarises ventilation should
be provided. This will stop the possibility of fya growth above the ceiling
in the flat roof area.

Also it could not be established if there is insiola within the roof or a
vapour barrier, without the vapour barrier and comd with inadequate
ventilation there will be an increase in the riskvet or dry rot.
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Front pitched Roof

This has a similar tile to the main roof. We

were pleased to see a lead flashing where it
meets the main property. There is a minor
amount of moss on it that needs cleaning in
due course.

Front pitched roof

All the roofs were inspected from ground level wiitle aid of a x16 zoom lens
on a digital camera. Flat roofs have been inspeftted ground floor level or
upper floor level.

Finally, we were only able to see approximatelyetynpercent of the main
roof from ground level via our ladder or via anyh@t vantage point that we
managed to gain. We have made our best conclubiassd upon what we
could see, however a closer inspection may reuvbal aefects.

For further comments with regard to ventilationgsle see the Roof Structure
and Loft Section.
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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

Roof Access

The main roof is accessed via the loft hatch |latatethe landing. There is no
loft ladder, electric light or secured floorboartfée recommend that these be
added, as it will make the loft space safer antee&s use.

The loft (perimeter) has been viewed by torch lighhich has limited our
viewing slightly.

Roof Structure

This type of roof structure
has what is known as a cut
timber roof with
amendments. This is a roof
that is purpose made and
hand built on site. It looks
to have been amended
since it was originally
built.

ACTION REQUIRED: Please see our comments in the Executive
Summary.
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Roof Timbers

We have inspected the roof structure for:
Serious active woodworm

Structurally significant defects to th
timbers

Structurally significant dry rot

e

General view of inside of roc

Structurally significant wet rot

Our examination was limited by the gene
configuration of the roof and the insulatio
What we could see was generally found to
in below average condition for its age, ty
and style due to the amendments we can
and the protective underlayer not bei

ral
n.
be
pe
see

ng

positioned correctly. It is, however, feasi

that there are still further problems in the roof

that are hidden.

Additional/ New Timbers

le
o

Additional timbers added

Please see our comments in the Execu
Summary in regards to this.

ACTION REQUIRED : The only way
to be 100 per cent certain if there 3

tive

\re

problems is to have the roof cleared

a1nd

checked. Please see our comments in

the Executive Summary.

GEM Associates Limited

Extra timbers, both horizontal
timbers and prop timbers look
as if they have been added
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Dampness around the chimney

We have already drawn your attention to the
lack of protective underlayer around the
chimney and the deteriorating flashing. Bath
of these contribute towards the dampness|we
can see around the chimney in the roof.

Dampness coming in around
the chimney

Fire Walls

The property has one brick firewall which is lochte the left hand side (all
directions given as you face the property).

Fire Walls Defined

Fire walls help prevent the spread of fire through roofs and are a
relatively recent Building Regulation requirement

Water Tanks

There is a water tank in the roof area.

We would always recommend that water tanks be ddaslown and cleared of
any debris etc. (we have seen dead birds and otimentionable things in
these tanks). As you are cleaning your teeth thithwater it is best that it is
as clean as possible!

Ventilation

There is no formal ventilation other than the gejuad the chimney!

Insulation

Please see the Thermal Efficiency Section of tl@gdgt.
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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 insidght quantity to comment.

Please see our further comments in the Servicdaso8ax 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&tgmity of the area.
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GUTTERS AND DOWNPIPES

The function of the gutters and downpipes is t@ycaainwater 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 beided.

Gutters and Downpipes

The property has profile (shaped rather than
rounded) plastic gutters; usually they were
originally cast iron.

There may be some minor leaks but most
people would be happy to live with these with

the exception of the overflowing hopper head Plasticprofile gutter:
which we feel will lead to dampness getting
into the property. It may simply be a blockage:

ACTION REQUIRED: Initially we
would recommend that you check the
hopper head to make sure it isn't
blocked. If this isn't the case please
contact us. We would also always
recommend that the gutters and
downpipes are cleaned out, the joints are Overflowing hopper head
checked and the alignment checked to

ensure that the gutters fall towards the

downpipes.
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Soil and Vent Pipe

The property has a cast iron soil and vent
pipe. Any cast iron of this age is likely to be
rusting and corroding.

ACTION REQUIRED: You need td
redecorate the cast iron pipe work in the
summer of 2012 and identify and carry out
any repairs in the form of cracks or rusting to
the rear.

Soil and vent pipe

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

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

The external walls are rendered. We are always wédign we see rendered
properties as it usually means they have been redder a particular reason.
In this particular case we believe it is part of thriginal aesthetics and we
would consider the render to be in average comditio

The walls are finished in a pebbledashdeento the front and smoothish
painted render to the rear.

Pebbledash Render

The external walls are finished in a pebbledash
render to the front and side. It is in average
condition for a pebbledash render of this age.
This means that some of the pebbles/chips in
the walls are loose and coming away and often
it can also mean there is hairline cracking in the

render. This is very difficult to see but we Pebbledash render
suspect there may be some present in this
render.

Smooth Painted Render

This is to the rear and we would suggest it has
been added due to a defect in the origipal
render. We can see that this is starting to crack.

ACTION REQUIRED: Seal the hairline
cracking and replace any hollow render

Pen indicating cracks
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Render Detailing

You can normally whether the render |i
good or not by the drip detail over the

window and the bell mouth to the base
the property.

of

In this case we would comment that we

could see some drip details over some of

the

windows although there was no bell mouth

to the base of the render.

Finally, the external walls have been inspectedially from ground level
and/or randomly via a ladder. Where the window alwibr lintels are
concealed by pebbledash and smooth painted renuaesterworkwe cannot
comment on their construction or condition. Inltmigs of this age concrete
lintels or metal lintels are common, which can heceptible to deterioration

Drip detail over window

Base of render

that is unseen, particularly if in contact with gamass.

Our comments have been based upon how the pebbladdssmooth painted
render / plasterwork has been finished. We havdemarious assumptions
based upon what we could see and how we think ebblpdash and smooth
painted render / plasterwork would be if it wepepned up for this age, style
and type of construction. We are however aware dlids not always at it

seems in the building industry and often short eméstaken. Without opening

up the structure we have no way of establishing thi
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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 contmerany properties prior to the 19th

Century have little or no foundations, as we thifikhem today, and typically a two-storey
property would have one metre deep foundations.

Foundations

Given the age of the property you may find différéepths of foundations.
We would expect to find a stepped brick foundapossibly with a bedding of
lime mortar.

Clay

This property stands on London clay. It is themefonore susceptible to
movement, either settlement or heave, dependemt cguaditions. Issues with
leaking drains, trees that are allowed to over goowhat are being cut down
can also cause problems. It's not unusual to haweessettlement in clay
properties.

Building Insurance Policy

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

It is your responsibility to check out prior to comiment to purchase that
insurance is available on the property on the bakithe things we have
reported in the survey. Much as we would like to ave unable to keep up
with the changing insurance market and give youcadwith regard to this.

Please remember to talk about any cracks identifigain the property. Often
insurers will refer to progressive and non-progkessracking. Unfortunately
this is something we are unable to comment upom foone-off inspection -
the Building Research Establishment recommend agfemonitoring of any

cracking.

We would always recommend that you remain with éxesting insurance
company of the property.

We would refer you to our comments with regard talding insurance
throughout this report.
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Finally, we have not excavated the foundationsimihave drawn conclusions
from our inspection and our general knowledge & tipe, 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 no trees within influencing distance
of the property. However there is a lot of ivy
on the property and you do have Leylandii.

ACTION REQUIRED: Please see
our comments Iin the Executive
Summary.

Leylandii in rear garden

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 et c., etc.

Finally, insurance requirements with regard togreave varied over the years
and in our opinion have got ever more onerous. h&le seen the notifiable
distance of a tree away from a property to have lbeguced over the years
and we reiterate our comments elsewhere withinrépert that you need to
make enquiries with regard to the insurability oliy property in relation to
trees and other features when you purchase theyop

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

The Building Act of 1878 required a damp proof seuto 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 tea grudgingly taken up) throughout

London and then the country as a whole, although tiok 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 anehdrievels. In this case,
we cannot see a DPC due to the render. We suspext the age of the
property that there is a damp proof course present.

Your attention is drawn to the section of the remecifically dealing with
dampness.

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

In properties with suspended floors you need toehaw airflow beneath to stop
deterioration. The air is allowed to pass undee throperty by the use of airbricks.
Generally the rule of thumb is that airbricks arg@ased every metre and a half
approximately, but this depends upon the spedifitimstances of the property.

Low Level Air Bricks

There are no low level air bricks.

High Level Air Bricks

There are vents at high level. It was common ireojatoperties to have high
level air bricks to allow the flow of air aroundetiroom and to reduce the
chance of condensation. In fact we believe it wast @f the building
regulations standard requirements at one time.dnyntases these have been
blocked up. We would recommend opening the vetangpfitting a vent that
can be adjusted dependent upon the air flow redjuire

High level air brick

Finally, we have made our best assumptions based apr visual inspection
of the outside of the property and our general Kedge of this age, type and
style of construction. We have not opened up thisifloor, unless we have
specifically stated so in this section.
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FASCIAS AND SOFFITS AND WINDOWS AND
DOORS

This section covers fascias, soffits and bargeb®add windows and doors, and any
detailing such as brick corbelling etc.

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.

Fascias and Soffits

The high level fascias and soffits look to be
clad in plastic, which may be hiding defects|in
the timber behind.

The low level fascias and soffits are in poor
condition and need some repair work.

Fascias and soffits clad in plastic

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

Make sure gutters and downpipes are
watertight before carrying out any work
on fascias and soffits.

Timber fascias and soffits in need
of repair and redecoration
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Windows and Doors

The property has older style plastic double
glazed windows set in timber frames. This
type of double glazing is poor quality compare
to what is now available. The windows do not
have trickle vents add to the likely hood pf
condensation. We would draw your attention
to the fact that sealed double glazed units can
fail, particularly as a result of poar
workmanship during installation. Failure of

the seal leads to condensation between the Old style double glazing
two panes of glass and simply replacing the

affected units may not provide a satisfactory loegn solution.

Trickle Vents defined

Small vents to the windows to allow air movement in side the
property to stop a build up of fumes or humidity.

Enquiries should be made as to the existence oftramgferable guarantees
although we would imagine that these windows aré ol guarantee.

Generally it is considered that double glazed uh#@se a life of about ten
years which means these windows are past theiraldifie.

Finally, we have carried out a general and randospection of the external
joinery. In the case of the fascias and soffiis typically a visual inspection
from ground level. With the windows and doors vwaerén usually opened a
random selection of these during the course oftirgey. In this section we
are aiming to give a general overview of the coadiof 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 witkihg 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.

There is a lot of painted render to the rear thidltrveed redecoration in the
next few years. We've also noted the fascias arffiissmeed redecoration
where they are timber and also the cast iron swoihant pipe.

Finally, ideally external redecoration is recommethevery four to five years

dependent upon the original age of the paint,xfgsure 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-®&btember.

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 tce tetructural elements such as the
plasterwork applied to the ceiling joists, walls partitions, together with the construction
of the internal walls and partitions.

Ceilings

From the random areas we inspected within
the space of the ceiling we found what looked
to be plasterboard. This was in reasonable
condition with some hairline cracking as you
often find in older properties or ones that have
been left empty.

Looking at plasterboard ceiling
Plasterboard Defined

The usual name for Gypsum plasterboard which is bui Iding board with
a core of aerated gypsum, usually enclosed between two sheets of
heavy paper, used as a dry lining.

Internal Walls and Partitions

We were pleased to find the internal walls aredsals there is less noise
transfer between rooms.

Perimeter Walls

These were solid and very smooth when tapped amndikaly to have had a
skim coat of gypsum plaster.

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 emplogehot be ascertained
without samples being taken and damage being caused
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We cannot comment upon the condition of the strmechidden 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 témde more a feature than an essential
function in most properties.

The chimney breasts are located to the middle
(all directions given as you face the front of
the property).

As the property was empty no chimneys were
in use. Any chimneys that you do not propase
to use should be capped and ventilated| to
prevent dampness.

Fireplace

Finally, we will comment on the condition of theirwimey breast where we can
see the chimney breast. If we can see a chimnesbhas been removed we
will inspect for signs of movement and advise. Ho&re often the chimney
breasts are hidden and we do not comment as moéeenmniques for adding
support can concealed very well particularly whiasigred over.

Your Legal Advisor needs to specifically check witie Local Authority for
removed chimneys and associated chimney breast8uaitding Regulations
Approvals and advise by e-mail immediately if cheyrbreasts are found to
have been removed. We would recommend opening augttiicture to check
the condition. If we are not advised we will assuthe relevant Building
Regulations Approval has been obtained.

It is strongly recommended that flues be cleanaeticecked for obstructions
prior to use to minimise the risk of hazardous farertering the building.

Please also see the Chimney Stacks, Flues
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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 ardistance to sound transfer.

Ground Floor

Solid Floor

The floors felt solid under foot so we have assuthed they are constructed
in concrete.

However, we have not opened up the floors or lifted carpets / floor
coverings.

First Floor

We have assumed that the first floor
construction is joist and floorboards
with embedded timbers, as this |is
typical in this age of property.

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, floor cavgs etc. The comments we
have made are based upon our experience and krgmvieidthis 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 arsn@pecaused 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
—|-|'~<3

[

A random visual inspection and tests with a
moisture meter have been taken to the
perimeter walls and some internal wallfn
this particular case we have found no rising
damp.

Testing for rising damp
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Lateral or Penetrating Dampness

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

Again, we used a damp meter on the
external walls. We have not found dampness.

ACTION REQUIRED: However you
do need to repair the render to ensure
that dampness does not get in

Condensation Testing for lateral dampness

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

At the time of the inspection there were no obvisigsis of condensation.
Please see our comments in the Executive Summary.

However, it depends upon how you utilise the baogdi If you do your
washing and then dry it in a room without openingviadow you will, of
course, get condensation. Common sense is neeakd dalance between
heating and ventilation of properties. Normallyeomg windows first 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,dkieting boards and
the kitchen to give a general overview of the ima¢joinery’s condition.

Doors

The property has a mixture of original painted pane
doors and a more modern hollow core door in some
down stairs areas

Painted panedoor

Staircase

We noted that the underside of the staircase was
exposed. Itis more normal today to have a half
hour fire barrier to stop fire spreading from the
ground floor to the first floor in a worse case
scenario. You may wish to take a view on
whether you add this.

Stairs not lined

Kitchen

We found the kitchen in average condition, subjéa@ourse to some wear and
tear as one would expect.

We have not tested any of the kitchen appliances.
Finally, it should be noted that not all joineryshilaeen 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 DEFECTS

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 ofeongly diagnosed.

Dry Rot

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

We have not visually seen any dry rot during therse of our inspection.

We would advise that we have not opened up thedlaad we had a limited
view of the roof

Wet Rot

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

Again, we have not visually seen any wet rot durthg course of our
inspection. However there may be some in the woodosnds to the
windows.

Again, we would advise that we have not openedhepflbors and we had a
limited view of the roof.

Woodworm

Active woodworm can cause significant damage tddin There are a variety of
woodworm that cause different levels of damage witibably the worst of the most well
known being the Death Watch Beetle. Many oldep@mries have woodworm that is no
longer active, this can often be considered as phthe overall character of the property.
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The roof is the main area that we look for woodwokitithin the roof we
found no obvious visual signs of woodworm activaryindeed signs of past
woodworm activity that has caused what we wouldmtestructurally
significant’ damage. In many properties therenekment of woodworm that
IS not active. Our inspection is usually resticby insulation covering some
of the timbers and general stored items in the, r@a®ft is restricted throughout
the property by general fixtures and fittings.

ACTION REQUIRED: If you wish to be 100 per cent certain that
there is no woodworm the only way would be to chdok property
when is emptied of fixtures and fittings etc

Finally, when you move into the property, floor fawes should be carefully
examined for any signs of insect infestation whamiture 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 vastedst in selling
their products and therefore have fairly cleverlyrded quotations where they
do not state if the woodworm they have found idiv@t. 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 impaiitait 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 gahework looks old and dated.

Internal decorations are in average condition.
You may wish to redecorate to your own personaétas
Finally, we would draw your attention to the fabat removal of existing

decorative finishes may cause damage to the umdgrlyplasterwork
necessitating repairs and making good prior togexdion.
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THERMAL EFFICIENCY

Up until the mid 1940s we did not really considesdulation 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 100mmn Weestarted to think about double
glazing and cavity wall insulation. Since then ulasion standards have increased
considerably and today we are looking at typical$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 insulated disproportionately tioe ventilation as this can cause
condensation and you should be aware that you rieeeentilate any property that is
insulated.

HIPs

We understand that HIPs were suspended from 20th2@40. Energy
Performance Certificates are required before acatgletes.

Roofs

Some roof insulation was present although not toect Building Regulations
requirements of 300mm.In this instance it is appnately 200mm.

Walls

The walls to this property are solid in the sersg they do not have a cavity
as a modern property would have. Also they arekelyl to have any
substantial insulation, however; unfortunatelysitgenerally very difficult to
improve the insulation without affecting the extrnor the internal
appearance of the property.

Windows

The windows are an older style double glazed aackthre will have average
thermal properties.

Services

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

Assuming the above is correct, this property israye compared with what
we typically see.

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 Sustainable Energy Without the Hot Air by DavidC MacKay
HTTP//www.withouthotair.com/Videos.html to downldadfree or buy
a paper copy as we did.

It is worth watching the video How Many Light Buithisy David J C
MacKay HTTP/www.youtube.com/watch?v=UR8wWRSp21Xs

Finally, we would comment that energy we feel wiécome a major
consideration in years to come, particularly wile greater focus in modern
buildings on energy efficiency.
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OTHER MATTERS

In this section we put any other matters that dofin@nder our usual headings.

Security

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

Approval Council for Security Services), obtainabiflerough directory

enquiries, or your local Police Force for adviceaosecurity system.

Fire / Smoke Alarms

Some smoke detectors were noted. The current iBgilgegulations require
that they be wired into the main power supply. ©bsly in a property of this
age this is difficult, as it would mean having swdé mounted wires or cutting
wiring into the plaster.

ACTION REQUIRED : We would recommend, for your own safety,
that smoke detectors be installed.

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 passirgyblame between each
other.

We would refer you to our comments with regard tolding insurance
throughout this report.

Asbestos

We found asbestos within the property and to albyeautbuilding. Asbestos
was commonly used post war until it was banned amlthe last ten or so
years, although it is rumoured that it was stigdigfter this point in time. We
are not asbestos surveyors.

ACTION REQUIRED: Please see our comments in the Executive
Summary. If you wish to confirm you are 100 perciae of asbestos

you need to have asbestos survey carried 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 contragtor 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 stadtéo be used in domestic properties at the
turn of the 19 century with gas lighting still being the norm fbgood many years after.

Periodic inspections and testing of electrical atlations is important to
protect your property from damage and to ensureséifiety 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 ocaypa All electrical
installation works undertaken after 1st Januaryb2§libuld be identified by an
Electrical Installation Certificate.

Fuse Board

The electric fuses and consumer units were
located under the stairsThe fuse board
looked newish however there was an older
section of wiring in red which we believe |s
dated.

Fuse Board

ACTION REQUIRED: For the electrics we would recommend an Institute
of Electrical Engineers standards (IEE) test anmgbntecarried out by an
NICEIC registered and approved electrical contracteequivalent.

Earth Test

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

Earth Test
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ACTION REQUIRED: As the property is changing occupancy an
Institute of Electrical Engineers (IEE) test angae should be carried
out by an NICEIC registered, or equivalent, appdovelectrical
contractor or similarly approved.

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 &ny 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 thathktbiéers are vented. Ideally you should
have a service inspection carried out by an indeeenh Gas Safe registered plumber.

We believe that the gas meter has been removeditweth we can see under
the cupboard. Please see our comments in the BEx@e&ummary.

All gas appliances, pipework and flues should be $bbject of an annual
service by a competent engineer, i.e., a membébasd Safe; works to gas
appliances etc., by unqualified personnel is illegdnless evidence can be
provided to confirm that there has been annual ideyy we would
recommend that you commission such a service fwiase to ensure safe and
efficient operation.

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

As a matter of course it is recommended that thieeegas installation
is inspected and made good, as necessary, by &S&fasregistered
contractor. Thereafter the installation shouldeersiced 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 around pineperty, how it is used to heat the property and
how it is discharged from the property.

Water Supply

The controlling stopcock was located under the.sink

It is important that its presence is establishedase of bursts or leaks. The
stopcock and other controlling valves have not biespected or tested for
operational effectiveness.

Water Pressure

When the taps were run to carry out the drainagfewe checked the pressure
literally by putting a finger over the tap and tsesemed average. The Water
Board have to guarantee a certain pressure of watemsure that things like
boilers, particularly the instantaneous ones haveoastant supply of
pressured water (they would blow up if they didn't!

Cold Water Cistern

Please see our comments in the Roof Section.

Plumbing

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

Heating
The Vaillant boiler was internally located whichususual. It is located in the

cupboard near to the bathroom and we believe itederia a flue through the
roof. This does need to be checked to make suoneets gas safety standards.

ACTION REQUIRED: Check using gas safety engineer.
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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 overhdngfmie exchange of
contracts and that a regular maintenance conteagldced with an approved
heating engineer.

Ten Minute Heating Test

There was no owner / occupier at the property aedefore we do not turn
the heating on in case there is a problem with it.

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

Bathroom

The property has a three piece bathroom suite dimjua bath and shower
area, wash hand basin and WC, which have been adedvier use by the less
able/disabled and is subject to some wear anddsame would expect.

ACTION REQUIRED: From our discussions with you, you are
looking to fully refurbish the bathroom.

Finally, although we may have already mentionexbiive we would reiterate
that it is important to ensure that seals are pippeade and maintained at
the junctions between wall surfaces and baths howers 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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The sanitary system, as we know it now, came iaetagbsome 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 placggpade the original drainage systems.

It is assumed that the foul drains from the prgpéischarge 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 cold taps have been run for approximately guast an hour in the
bathroom and kitchen. No build up or back up watea.

Inspection Chambers / Manholes

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

We have identified one inspection chamber / manhole

Manholes Defined

Access areas which usually fit a man (or woman) int o them and are
put in where the drains change direction.

Inspection Chamber / Manhole One,
located to the rear right hand side

We were unable to lift the manhole cover

ACTION REQUIRED: We
recommend a closed circuit TV camera
report of the drains.

Manhole to rear right hand side

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 vicimiftythe building then
problems could occur, particularly with respect ttee stability of the
building’s foundations. Drainage repairs are iteglly costly and may result
in damage being caused to those areas of the pydpareath, 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 mafaraén/surface water
disposallt is likely to be into a shared drain.

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

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

The main focus of this report has been on the toailaing. If you wish us to do a
specific report on the other buildings then youdheinstruct us for this separately.
We are offering here a brief overview.

PARKING / OUTBUILDINGS

Parking

The property has good parking to the front of il atso off road parking was
available at the time of the inspection.

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

Outbuilding

There is an out building to the rear that we can
just about see has some asbestos to it. We do not
think it is in good condition.

Outbuilding

EXTERNAL AREAS

Front Garden

The front garden is given over to parking.

Front garden turned over to parking
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Rear Garden

Mature rear garden with a variety of plants. Plebsecareful on the rear
decking as it is very slippery.

Rear Garden Slippery decking at end of garden

ACTION REQUIRED: Please see our comments about Leylandii in
the Executive Summary

Boundaries: The left hand boundary (all directions given as yace the
property) is usually the responsibility of the sadtjproperty.

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

Left Hand Neighbours

This neighbour was not home

Right Hand Neighbours

This neighbour was not home
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POINTS FOR YOUR LEGAL ADVISOR

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

a) Responsibility for boundaries.

Rights for you to enter onto the adjacent prop#&tynaintain any structure
situated near or on the boundary and any simi¢drtsi your neighbour may
have to enter onto your property.

Obtain any certificates, guarantees or approvaislation to:

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

Double glazing or replacement windows.

Roof and similar renewals.

Central heating installation.

Planning and Building Regulation Approvals.
vii) Removal of any walls in part or whole.
viii) Removal of any chimneys in part or whole.
iX) Any other matters pertinent to the property.

Confirm that there are no defects in the legaleTiil respect of the propert
and all rights associated therewith, e.g., access.

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

Road Schemes/Road Widening.

General development proposals in the locality.

Conservation Area, Listed Building, Tree PresepratOrders or any other
Designated Planning Area.
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Confirm from enquiries that no underground tunnals]ls, sewers, gases
mining, minerals, site reclamation/contaminatiot.,e¢xist, have existed o
are likely to exist beneath the curtilage of the sipon which the property|
stands and which could affect the quiet enjoymsatety or stability of the
property, outbuildings or surrounding areas.

Our Report assumes that the site has not beero pantaminative use anc
no investigations have been made in this respect.

Any outstanding Party Wall Notice or the knowledbat any are about to
be served.

Most Legal advisors will recommend an Envirosearch similar product is
used by you to establish whether the area fallkiwian flood plain, old
landfill site, radon area etc. If your Legal Adwisis not aware of
Envirosearch or similar please ensure that theyaobms and we will advise
them of it. Any general findings should be brought to theiridag

conclusion by using appropriate specialist advisers

However, with regard to Envirosearch or similar grah reports please seg
our article link on thevww.1stAssociated.co.udome Page.

Any other matters brought to your attention witthis report.
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LOCAL AUTHORITY ENQUIRIES

Your Legal Advisor should carry out Local Authoriggarches to ascertain
whether the property is a Listed Building and wileetlt is situated in a
Conservation Area. They should also find out arfgrimation available with
regard to Planning Applications and Building Cohtrd/e have not made any
formal or informal Local Authority enquiries.

Finally, your Legal Advisor should carry out anydéanal enquiries they feel
necessary and if they find anything unusual or omeithen we ask that they
contact us immediately for our further comments.

It is our policy not to offer a conclusion to ensuihat 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 pleasetdeesitated contact us on

0800 298 5424.
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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 out eledtviork in homes and garde
in England and Wales must follow new rules in thelding regulations. Al
significant electrical work carried out in the hom#l have to be undertaken b
registered installer or be approved and certifigdhe local authority's buildir
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 electrical inst@fawork complies witl
the new regulations, you could have problems wtiecomes to selling tf

property.
There will be two ways in which to prove compliance

1. A certificate showing the work has been done byogeBnmentapproves
electrical installer - British Gas or NICEIC Elactal 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 miradectrical 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'ike the
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 oféetatlest information. We
have therefore decided to recommend various webtite/ou, 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@rbue that the information is
often many months out of date.

WWW.rics.org.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 dsoremembered that the
national coverage of the two companies differs duad they may be offering
various incentives on different mortgages, whichynaint the quality of
information offered. That said they do try to adjdor this, the success or
otherwise of this is hard to establish.
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www.hometrack.co.uk

This gives information with regard to house sald parchase prices.

www.motleyfool.co.uk

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

www.rightmove.co.uk

This is probably the largest Internet search en{pnestate agency sales and
also has useful information with regard to pricepmperty (but it is not the
same as having a chartered surveyor value it).

www.zoopla.co.uk

This is a very good website for seeing the priceproperties for sale in a
certain postcode area.
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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 awd @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,yow should be aware that
defects can subsequently develop particularly iti ydo not follow the
recommendations.

ENGLISH LAW

We would remind you that this report should nophbblished or reproduced in
any way without the surveyor's expressed permissiod is governed by
English Law and any dispute arising there from ldladjudicated 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 kig units etc. they have
therefore made their best assumptions in thess.area

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

It was a dry cool winter's day at the time of
not hamper the survey.

tinspection. The weather did

In recent times our weather seems to be movingrisvine extremities from
its usual relatively mid range. Extremes of weattaar affect the property.

NOT LOCAL

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

area etc.

EMPTY PROPERTY

The property was empty at the time of our surveg;were therefore not able
to carry out our usual question and answer sessidrave our questionnaire

filled out.

INSPECTION LIMITED

Unfortunately in this instance our inspection

has been very limited due 8 not opening ug
the floors and due to the mass of stored ite

in the property. Also we did not have the
benefit of meeting anyone that we could cajry
out our question and answer questionnaire
with or answer general questions about the

ms

property.
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BUILDING INSURANCE

We do not advise with regard to building insuran¢eu need to make your
own enquiries. Some areas may have a premium, borttings may have a
premium and some insurers may be unwilling to iesatrall in certain areas.
You need to make your own enquires prior to comngttto purchase the
property. Please be aware the fact a buildingnseatly insured does not mean
it can be re insured.

We would comment that non-insurability of a builglinve feel will affect
value. It is therefore essential to make your owguéries with regard to
insurance before committing to purchase the prgmard incurring fees.

ACTION REQUIRED: You need to contact an insurance company
today to make enquiries with regard to insurancéh@property.

TERMS AND CONDITIONS

Our computer system sends two copies of our TemasGonditions to the
email address given to us when booking the surweg;has the terms attached
and the other has links to the Terms and Conditmmsur website (for a
limited time). If you have not received these pkeghone your contact
immediately.
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