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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 propelbyn, 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.

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 repattviee 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 completelypgyafp make a decision.
Ultimately, the decision to purchase the houseigy but we will do our best
to offer advice to make the decision as easy asilges
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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 detached property which sitsaosloping site. It has
gardens to the front, part of which has been sdedsr parking and there is
also a garage on the left hand side. The propetygardens to the side, with
the rear garden being landscaped.

The owners advised us that the think that the ptppeas built in the 1980's
although we think it could possibly have been ksliihtly earlier.

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

Putting Life into Perspective!

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

1978 First test tube baby born

1978-1979 The Winter of Discontent

1979-1991 The Thatcher Years

1979 Mother Theresa awarded the Nobel Peace Prize

1980 The Marlborough diamond stolen in London

1980 John Lennon Shot Dead

1981 The Queen’s second grandchild, Zara, is twoRrincess
Anne and Mark Phillips

1982 Falklands Conflict between Britain and Argyesn

1983 Soviets shoot down a Korean Airliner

1984 Live Aid Concerts

1985 Wreck of the Titanic found
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EXTERNAL PHOTOGRAPHS
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ACCOMMODATION AND FACILITIES

This Property is entered upon via the first floor:
First Floor
The first floor accommodation consists of:
1) Entrance Hall
2)  Kitchen with Utility Room
3) Dining Room
4)  Through Lounge
5)  Master Bedroom (rear right hand side)
6) Ensuite Bathroom and Dressing Room
7)  Two further Bedrooms
8) Family Bathroom
9) Hobby Room
10) Piano Room
11) Informal Dining Room
12) WC

13) Conservatory
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Lower Ground Floor

The lower ground floor accommodation consists of:

1)
2)
3)
4)

5)

Study

Access to Garage with Workshop Area behind theGe
Room to rear with Shower (no windows)

Bar and Games Area

Bedroom with Ensuite Shower Room

Outside Areas

The property is on a sloping site. There is cakipgrto the front. There

are awkward, unusual shaped gardens to the side aviandscaped

garden to the rear. The property sits at the eral @fl-de-sac and there
is a right of way to the side of the house.
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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.

First Floor
Lounge Formal dining roorto front
Kitchen Kitchen island
Master bedroom En suite to master bedroom Dressing room
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End left hand bedroo Family bathroor

Hobby room Study / Piano room

Conservatory to rear Informal dining area

W.C.
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Lower Ground Floor

Bar area (games area) Bar are
Study
Shower room Internal room to rear
Front bedroom Em-suite to front bedroom
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SUMMARY OF CONSTRUCTION

External

Main Roof:

Flat Roof:

Conservatory Roof:

Gutters and Downpipes:

Soil and Vent Pipe:

Walls:

Fascias and Soffits:

Windows and Doors:

Internal
Ceilings:
Walls:

Floors:

Services

We are advised by the owners that the propertyahamsins water supply, mains
drainage, electricity and gas (assumed). The gidex li®in its own boiler room on

Lower Ground
Floor:

Upper Ground
Floor:

Shallow pitched clad with a concrete tile
Felt covered

Glass

Plastic

Plastic

Textured render; construction unknown, breeze
block visible internally

Plastic and painted timber
Predominantly plastic double glazed windows

without trickle vents.
Some timber windows left hand side

Plasterboard (assumed)

Mixture of solid and studwork (assumed)

Concretgassumed)

Joist and floorboard Sheets (assumed)

the lower ground floor. The Fuseboard is locatiniin the garage.

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 particularly so in asamy about someone’s future
home when we are trying to second-guess what fhr@rities 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 irreteaad 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 regiod@ photographduring
the course of this survey and many pages of nete#,an issue has not been
discussed that you are interested in or concerhedtaplease 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 ribpepty!

1) The property is large.

2)  The property has the benefit of off-road parkiagether with sizeable
garage and workshop area.

3) The property is located at the end of a cudale

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

13

Independent Chartered Surveyors

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




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) Elat Roof

The flat roof is starting to deteriorate, althowgh are sure you can get five
to ten years life from it with patch repairs. Thaimproblem with the flat
roof is that it is flat, meaning water sits ondttrer than runs away.

Old patch repair and crocodiling Ponding to thefroo

1.1)Awkward detail between the pitched roof anddbmeservatory

There is also an awkward gutter detail betweenctreservatory roof, the
main roof and the flat roof, which unfortunatelt is very little you can
do about it, other than ensure it is kept clear @atertight. We could see
no visual water signs internally and we also chdakegh a damp meter and
found no dampness actually in the walls, but we@ecaisthat if it is not well
maintained you will get water in the walls.

Awkward box gutter detail between main roof andssmatory roof
ACTION REQUIRED: Regular maintenance to stop dampness
getting in.

Please see the Roof Section of this Report.

14
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2) Large Areas of Render and Balcony Areas

In a modern construction this mass of render armtkiwbork would
typically have expansion joints every ten to twemigtres, depending upon
the blockwork manufacturers recommendations. We s®2e a hairline
crack to the left hand side and cracking generallyich has been caused
due to this movement in the structure.

Cracks to blockwork of the property  Hairline crack left hand see —  Crack to gable end on right hand
marked by the penknife side, taken within roof space. We

also noted there was a different type
2.1) Balcony Areas of brick from the top to the bottom

We can see there is some movemeng-to
the balcony areas that allows water into
the structure. Equally these need to |be
masticed and repaired.

ACTION REQUIRED: You need to
seal these hairline cracks as soon| as
you see them and regularly check flor

them. The paint work to the property
effectively acts as a raincoat so you

will need to regularly re-paint the Cracking to balcony areas tt
property to make sure it is watertight. need to be re-masticed

If left you will get blistering of the

rendering which will be difficult to

repair.

ANTICIPATED COST: A few hundred pounds and it is likely to be a
regular repair.

Please see the External Section of this Report.

15
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3) Staircase Cracking / Movement

We can see signs of cracking to the staircase anement to the steps.
We simply do not know what their construction ise\Wave discussed
this with you, whether it is rubble, rubbish or cogte beneath. Either

way, there is some movement in the staircase amdllineed constant
repair.

Staircase Movement on stairs

Staircase cracking/movement Movement visible to right hand side

ACTION REQUIRED: Repairs will be needed from time to time. It is
matching them in with the existing render that @gificult problem.

Please see the Internal Section of this Report.

16
Independent Chartered Surveyors

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




4) Right hand Boundary Wall and Public Footpath / Righ of Way

To the right hand side of the property you
have a public footpath and you have| a
boundary wall. The boundary wall is built

with a single thickness of brick or block.

These type of walls, in our experience, are
susceptible to movement and impact
damage and it would not be pleasant if it
fell towards the public footpath.

Right of way

ACTION REQUIRED: Modern walls have pilasters (a thickening of
the wall of a few metres). You may wish to add ¢éhé&s your wall or
keep a vigilant eye on the wall.

ANTICIPATED COST: In the region of £500 to £1,000 for pilasters;
possibly more if the is no foundation to build uid of;, please obtain
guotations.

Please see the Outside Areas Section of this Report

5) Sloping Site

The property sits on a sloping site and
therefore any rain and ground water travels
from the top of the site to the bottom and
your building is in the way of this. W
showed you the dampness coming through
the walls in the workshop area and also the
false walls in the bathroom and the rogm
without any windows. As discussed w
believe that this may also be going throug
the floor slab and if you recall, we showed
you an internal wall which looks to have
had signs of dampness. This also backs
onto the radiator and ensuite bathroom| to
the front bedroom, so it may have been a
leak to the bathroom although it does lopk
to be over a large area of the wall. Equally
it may just be bad wallpapering!

D

lope down the stairs to left hand side
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ACTION REQUIRED: We feel
that it is critical that you understand
the characteristics of this type of
building sitting on a sloping site and
ensure that you are happy to live
with this type of issue.

ANTICIPATED COST: Water penetration into the property could be
reduced and improved but at a considerable costbgrthis we mean
tens of thousands of pounds to sort out the candetl@ousands of
pounds to sort out the effect (i.e. a deep FrenchinDand external
tanking and internally a false wall and membrangfe choice is yours
but we do feel that you could spend a lot of timel &nergy to make
this property watertight.

6) Embedded Timbers to Upper Ground Floor

As far as we can see you have embedded
timbers for the first floor joists (viewed
when we lifted the ceiling in the workshgp
area / bar / bedroom without any windows
for example).

Our concern is that they are embedded into

the rear wall which in turn has dampness

within it as is evident by the deterioration _ 3
to the wall in the workshop and high damp ~ Looking above ceiling

meter reading. We cannot see how
dampness would not have occurred
over the thirty odd years that the
building has been in existence.

18
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ACTION REQUIRED: We recommend some opening up to check the
condition of the timbers. We can see that extragmative has been put
on the ends of them but the basic concept of mgldhem into the wall

is flawed.

ANTICIPATED COST: Unknown.

Please see the Wall Section of this Report.

7) Possibility of Condensation and Cold Bridging

7.1) Condensation

We believe that you have a higher than averagelphitysof condensation
due to the lack of extract fans throughout the fmatims, shower rooms and
kitchen. We noted in the ensuite to the masterdwed that there is an
extract fan in the ceiling. Where extract fangha ceilings are used, we
would much prefer them to be next to the sourcéhef moisture i.e. the
shower. We noticed on the upper ground floor farbdthrooms that there
was mould and no extract fan at all.

7.2) Cold Bridging

Condensation in this property could also come alfimumh cold bridging,
particularly through the rear walls.

ACTION REQUIRED: Add extract fans..

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

Please see cold bridging article at end of report.
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8) Mass of Conifers

To the rear of the garden there is a mass of
conifers which give good privacy but also
need maintenance.

ACTION REQUIRED: Maintain

Please see Trees Section of the report. Mass of conifers

9) Services

9.1 Microbore Pipe System

We discussed the microbore pipe system.
We personally do not like this and feel that
the pipes can lock and in our experience if
the pipes are not bent correctly this can
also lead to problems.

Microbore pipe system

ACTION REQUIRED: We would recommend that the microbore pipe
Is replaced with a traditional wider pipe. At teame time you can
improve and increase the radiators to a modernldqdnel convection
radiators if you so require / desire.

ANTICIPATED COST: In the region of £1,000 to £3,000; please
obtain quotations.

9.2)Electrics

We would recommend that you check the
electrics on two accounts. What we saw in
the room without any windows is what we
would term as DIY electrics. We woul
also comment that the older style 1970's
ceiling lights do tend to give off heat
which can become a problem.

DIY electrics —cable connector hard
core undone
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Please see the Services Section| of
this Report.

The Ugly

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

The Bad Section has more than an average numbeonaments we would
typically find in this age, type and style of profye To some extent some of
these problems are part of the characteristicisfera of design and you need
to decide whether you are happy to live with th&we believe it would put
some people off purchasing the property.

Other Items

Moving on to more general information.

Services

Whilst we have carried out a visual inspection lo¢ tservices within the
property we also need to advise you of the follawin

Electrics

For the electrics we would recommend an NICEIC sieged and approved
electrical contractor or equivalent carries outirspection, test and report to
Institute of Electrical Engineers standards (IEE).

Heating

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

We would recommend a close camera TV report.

Water Supply

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

ACTION REQUIRED: We would always recommend that you have an
independent check by a specialist contractor.

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

DlY/Handyman Type Work

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

Purchase Price

We have not been asked to comment upon the purgh&sein this instance,
we have however referred you to sources of genefafmation on the
housing market within the Information on the Prapédarket Section, which
can be found in the Appendices at the end of th@Re

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.

22
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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 (prefgridvee 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 ggnadication of costs.
For unskilled labour we currently use between £@8 8100 per day (the
higher costs in the city areas) and for tradesmenuse between £100 and
£200 per day for an accredited, qualified, skitemlesman. Other variations
include the quality of materials used and how thekws carried out, for
example 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 usually lestiio have work supervised if
it is complex, both of which we can do if so regdir

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:

You need to be happy that you can live with theatizristics of this type of
property, i.e. one that sits on a slope and fraséha. We recommend you re-
visit the property once you have read this report.

As a general comment for any work required we waliglays 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 contacruany issues that you
require further clarification on.
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MORE ABOUT THE REPORT FORMAT

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

TENURE — FREEHOLD (OR AS GOOD AS)

We have assumed that the property is to be solehbte or Long leasehold,
with no unusual or onerous clauses and that vaaesgession 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 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.

24

Independent Chartered Surveyors

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



THE DETAILED PART OF THE REPORT
FOLLOWS, WORKING FROM THE TOP
OF THE PROPERTY DOWNWARDS
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EXTERNAL

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.
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 three areas, the mmaof, rear flat roof and the

conservatory roof.

Main Roof

The main roof has a relatively shallow pitched
concrete Roman tile which looked true and
level and in average condition for its age, type

and style.

Protective Underlayer (Often known as the

Concrete tile

sarking felt 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 with plastic equivalents.

These are commonly known as underfelts but now
the name is not really appropriate, as felt is not

the only material used.

We could see a Hessian base sarking felt. 1
type of membrane has been used since
1960s. We generally found it to be in avers
condition.
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Low Level Roofs

Flat Roofs

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.fiiulties 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 flat roof has given us cause for concern becthesroof is flat.

Please see our comments in the Executive Summary.

Flat roof Ponding on flat roof Crocodiling

The latest Building Regulations require flat rotdsbe ventilated. Building

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

ventilation. We would suggest that if the oppoityiarises ventilation should
be provided. This will stop the possibility of fys 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 combd with inadequate
ventilation there will be an increase in the riskvet or dry rot.
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Conservatory Roof

-

You have a good quality glass rog
Unfortunately it is poorly detailed where |it
meets the adjoining flat roof and pitched roo

—h

ACTION REQUIRED: Please see
our comments Iin the Executive

Summary.
Conservatory roof

Balcony Areas

Do not forget that the balcony areas effectivelyasroofs as well. We have
commented that we feel there is water ingress Mealtalconies due to the
hairline cracking; please see our comments. Thigairt is due to the single
brick balcony wall having some movement in it amd part due to our
comments in relation to the sheer mass of renddrowi expansion joints,

which would not be a recommended method of buildauzy.

Balcony Side balcony
Concrete rafter feet on balcony Cracking on left hand side of
balcony
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ACTION REQUIRED: Please see our comments in the Executive
Summary.

Finally, all the roofs were inspected from groumestdl with the aid of a x16
zoom lens on a digital camera. Flat roofs have lmespected from upper floor
windows and/or ground level.

Unfortunately we were only able to see approxinyagghty percent of the

main roof from ground level via our ladder or viayaother vantage point that
we managed to gain. We have made our best coaohkibased upon what we
could see, however a closer inspection may reubal alefects.

For further comments with regard to ventilationgse 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.

Roof Access

The main roof is accessed via the loft hatch |ataie the upper ground floor
landing area. There is a loft ladder, electric fighmd some secured
floorboards, though more could be added.

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

Roof Structure

The property has a pr
fabricated trussed roof
rafter. These are made inja
factory and transported ¢
site and then lifted into
place. Without ~ the
manufacturers calculation
and installation details we
cannot comment
categorically on the roof structure other thandg & is in line with what we
typically see when looking at pre-fabricated trulssmofs.

O

[

v
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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 General view

Our examination was limited by the general confagien of the roof, the
insulation and stored items. What we could seg gemerally found to be in
average condition considering its agét is, however, feasible that there are
problems in the roof that are hidden.

ACTION REQUIRED : The only way to be 100 per cent certain is to
have the roof cleared and checked.

Water Tanks

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

Ventilation

Ideally, due to the shallow pitch of this roof wewld prefer to see ventilation
added at high level; you already have them in &iseif boards.

Insulation

Please see the Thermal Efficiency Section of tiepdrt.
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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 insight quantity to comment.

Please see our further comments in the Servicdao8axd 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&tgnmity of the area.

GUTTERS AND DOWNPIPES

The function of the gutters and downpipes is teycainwater 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.

Gutters and Downpipes

From ground level the gutters and downpipes lookedbe plastic and
appeared in reasonable condition. There may be soimor leaks, but we feel
that most people could live with these.

Plastic profile guttering Leaking downpipe from
conservatory roof
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As mentioned, there is some awkward detailing adotlne flat roof and the
conservatory roof. The guttering also has some axttwletailing with regard
to the downpipes, which we believe are leaking.

ACTION REQUIRED: We would always recommend that the gutters

and downpipes are cleaned out, the joints are eieakd the alignment
checked to ensure that the gutters fall towardsltdvenpipes.

Soil and Vent Pipe

The property has plastic soil and vent pipgs.
We were surprised when we were on the flat
roof not being able to see some flue pipes
from the soil and vent pipes. We assume
therefore that an inlet valve has been used,
known by its trade name as a Dergo valve.

Soil and vent pipe to the left hand
side of this photo, you can just
about see the pipe and the top of it
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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.

Render
The walls have a rough cast render. Generally ih issasonable condition,
apart from the hairline cracking and slight darkgnof some areas where the

sunlight is not getting to it properly and wheressias starting to gather.

Render Detailing

With render a good way of seeing how well it hasrbapplied is to look at the
detailing. In this case there are both drips alibeewindows and a drip to the
base of the window, which indicate to us a betteality render than we
typically see.

Drip detail over window Drip to base of render Hairline cracking to left hand side
of property which runs all the way

ACTION REQUIRED: Please see our comments with regard to
expansion joints, however the property has stoedtéist of time with
relatively little cracking and movement currentigiale.
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Stone Cladding

There is some stone cladding present. Some hasngfaas you can see in the
adjacent photograph, and there is some repair neckssary.

Stone cladding Stone work coming away

Finally, the external walls have been inspectediallg from ground level
and/or randomly via a ladder. Where the window alwibr lintels are
concealed by render / stone cladding / plasterw@kannot comment on their
construction or condition. In buildings of thiseagoncrete lintels or metal
lintels are common, which can be susceptible terd@ation that is unseen,
particularly if in contact with dampness.

Our comments have been based upon how the resttand cladding / plaster
has been finished. We have made various assurspbiased upon what we
could see and how we think the render / stone olgddplaster would be if it

were opened up for this age, style and type oftcocison. We are however
aware that all is not always at it seems in thédmg industry and often short
cuts are taken. Without opening up the structuee ave no way of

establishing 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 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 that the property is sitting on a sloping siie believe it is likely to have
had a specially designed foundation; it may havenkee pile foundation. The
only way to find out would be to request a copytbé& original design
drawings. We would be more than happy to commenthase if you do
manage to get hold of a copy.

Building Insurance Policy

You should ensure that the Building Insurance RKokontains 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 baskithe 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 identiigain the property. Often
insurers will refer to progressive and non-progkessracking. Unfortunately
this is something we are unable to comment upom @oone-off inspection -
the Building Research Establishment recommend agfeaonitoring of any

cracking.

We would always recommend that you remain with éxesting insurance
company of the property. We would refer you to ooimments with regard to
building insurance throughout this report.

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 canndiOBepercent 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 lots of leylandii to the rear of the
property, which although they give privacy do
grow fast and will need regular maintenance.

Please see our comments in the Executive

Summary.

Conifers
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 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
damp proof course (DPC) and good building
practice dictates that a differential of 150mm
(6 inches) should be maintained between fthe
damp proof course and ground levels. In this
case, we could see a DPC to the conservatory
but could not see one to the main building due
to the render. From the age of the property it
should have had a DPC built in as work
proceeded. Your attention is drawn to the DPC to conservatory
section of the report specifically 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 agsmmapbased upon our
general knowledge of the age, type and style sfghoperty.

38

Independent Chartered Surveyors

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




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 fascias and soffits are plastic in some aredgimber in others.

Timber areas Plastic areas Minor deterioration to fascia board
to the flat roof are

ACTION REQUIRED: Redecorate these areas as soon as possible.

Windows and Doors

The majority of the windows are plastic
double glazed windows, which generally look
to be of a reasonable quality. We would draw
your attention to the fact that sealed douple
glazed units can fail, particularly as a result|of
poor workmanship during installation. Failufe
of the seal leads to condensation between|the
two panes of glass and simply replacing the

affected units may not provide a satisfactory

long-term solution. Two plastic double glaze
windows to front of property
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Enquiries should be made as to the existence oftramgferable guarantees.
Generally it is considered that double glazed uhdse a life of about ten
years.

There are timber windows on the left hand
side.

ACTION REQUIRED: Redecorate
before winter of 2011.

Timber windows

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

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.

The white painted render, when it does need pantinll take a few weeks of
your time or be an expensive affair to have redsteok;, as it is likely now to
require scaffolding due to health and safety &sadnh a sloping site.

Finally, ideally external redecoration is recommeshevery four to five years

dependent upon the original age of the paint,xfsosure to the elements and
the materials properties. Where painting takeseplazutside this maintenance
cycle repairs should be expected. Ideally reddémrrashould be carried out

during the better weather between mid-April and-®&ptember.

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

We believe the majority of the ceilings to be
plasterboard however, as you are aware, there
was also a suspended ceiling system on |the
lower ground floor. From within this area we
were able to gain access to investigate fthe
condition of the joists and the wall that sits pn
the sloping site side of the building.

Plasterboard Defined

The wusual name for Gypsum plasterboard
which is building board with a core of

aerated gypsum, usually enclosed between
two sheets of heavy paper, used as a dry lining.

Textured ceiling finish

Checking timbers in ceiling void  Checking for dampness on ceili Ceiling over room without window
in bar area
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Internal Walls and Partitions

These are a mixture of solid and hollow.

Perimeter Walls

These are very interesting, particularly the petengvall that was against the
sloping site side of the property, where a drynignsystem had been put in
place with a plastic sheeting to help drain damgmiest came through it.

Please see our article on basement conversionewheitalk about different
ways of keeping the basement dry.

Our concern with the perimeter wall is that damgniesgetting into the joist
ends of the first floor. To this end we feel it Make worth doing the following:

ACTION REQUIRED: It will be worth identifying exactly what level
the floor joists are and whether they are rottMi did notice that they
were a different colour indicating they had had&xtet rot treatment.

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 strmechidden behind plaster,
dry lining, other applied finishes, heavy furnitufétings and kitchen units
with fitted back panels.
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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.

Lower Ground Floor

We have assumed this floor is concrete. We werg able to see it in the
garage and workshop area. Our concern with the fBdhat it is suffering

from water pressure, as is the wall, due to thegny sitting on a sloping site.
This in turn can lead to the concrete floor beiagcéd up. Whilst it has not
happened to date it certainly does not make youunafrom it happening in
this scenario. We have only come across thisngjftof the floor in

underground basements.

Upper Ground Floor

Here the wupper ground floor is
constructed with joist and floorboards.
Our concern is that the timbers are
embedded into the walls and these could
be rotting.

ACTION REQUIRED: We
would suggest a section of the wa
is opened up to check the
condition of the timbers.

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.
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First and Second Floors

We have assumed that the first and second floostaartion is joist and
floorboards with embedded timbers, as this is gjgit this age of property.

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

DAMPNESS

In this section we look at any problems that arenpecaused by dampness. It is therefore
essential to diagnose the source of the dampnegscatieat 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 can come from the
ground, drawn by capillary action, to
varying degrees of intensity and height into
the materials above.

We carried out tests with out damp meter. We
did find some rising damp on the internal

walls on the ground floor that we showed |to

you, where the paper is starting to come ff
the walls. We believe we would have got

damp meter readings to the rear wall if it had
not been dry lined. You need to be aware that
this property is being sold during the summer
which are traditionally the driest months and
as such you are seeing it in its best condition.

Checking 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
poor pointing or wall materials or inadequate
gutters and downpipes, such as poorly joint
gutters.

d

[¢)

We obtained damp meter readings to the rear
wall under ground, as you would expect.

_ Finding lateral dampness coming
Condensation through rear wall

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

We could see no obvious signs of condensation, hemihis age of property
does tend to suffer from it more than most, paldidy to the shallow roof as
there is a lack of good ventilation, although wevrsee that some of the soffit
boards are vented.

Whilst, as far as we are aware, only the two of yalh be living in the
property, and it is a large property, there shdadcho condensation problems.
However, it does depend upon how you utilise thigdimg. If you do your
washing and then dry it in a room without openingviadow you will, of
course, get condensation. Common sense is neeukd 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 backboandsll tiles and wall panelling.
We have not carried out tests to BRE Digest 245pbily 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 m&érjoinery’s
condition.

Doors

There are a mixture of doors in the property.
Some of them are glazed and if you do intend
to have small children or disabled adults in the
property then you do need to check that the
doors have safety glass. This can be done by
looking for a British Standard kite mark.

Glazed double doa
There should be a fire door between
habitable building and a garage. The door
looks to be a fire door but it does not have a
door closer on, which could be added from
what we can see.

D

ACTION REQUIRED: Check with
the existing owners that it is a fire dooy.

_ Fire door to garage requires a door closer
Staircase

We noted that the underside of the staircase
was exposed. It is 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.

Kitchen Stairs not lined

The property has an average kitchen in a good sigade and incorporates a
central island. We have not tested any of the kiicippliances.

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&lmaery/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.

Visually we have not seen any dry rot, althoughagpéebe aware we have not
opened up the upper ground floor.

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 astraommonly seen in window and
doorframes, where it can relatively easily be rermed Where wet rot affects the structural
timbers in a property, which are those in the randl the floor areas, it is more serious.

We believe there is the possibility of wet rot iretupper ground floor joists
which may be embedded into the wall to the reaghefproperty meaning it is
likely to be a damp wall. We also noted, as memttbelsewhere within this
report, there is some wet rot in the timber winddwshe left hand side that
will need repair work.

Woodworm

Active woodworm can cause significant damage tddimn 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 oldepgries 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 woodworhVithin the roof we
found no obvious visual signs of woodworm activaryindeed signs of past
woodworm activity that has caused what we wouldmtesstructurally
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.
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ACTION REQUIRED: If you wish to be 100 per cent certain that
there is no woodworm the only way would be to chduk 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 sthas are found should be
treated to prevent it spreading. However, you neetle aware that many
damp and woodworm treatment companies have a vasteckst 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 oututthdnave an insurance
backed guarantee to ensure that if the company mlatesxist, 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.

You may wish to redecorate to your own persondéta#t is very difficult to
advise on how frequently redecoration should taleeep This very much
depends upon the use and abuse the decoration fgetsxample, within
hallways this tends to be greater than for examwjiein a spare bedroom.

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 togexion.
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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 aczatgletes.

Roofs

Some roof insulation was present although not toect Building Regulations
requirements of 3000mm. If you do add ventilatyon will need to ventilate
otherwise you are likely to get condensation.

Walls

The construction of the walls to this property anknown; we believe it to be
a solid wall. It is very difficult to improve themal efficiency in solid wall

construction without major alterations. These wsglally affect the external
appearance or reduce the internal space — besidet.

Windows

The windows are predominantly double glazed andetbee will have
reasonable 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 www.ecocentre.org.uk for an alternative techgatal view.

Finally, we would advise that an energy ratingikelly 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.

Security

A security system has been installed. A good alsystem should not only
help reduce break-ins but also your insurance. av#enot experts in this field
and therefore cannot comment further. Further rmédion should be
obtained from the vendor and the installer at exldate.

Fire / Smoke Alarms

We noted some battery operated fire alarms. ThewruBuilding Regulations

require that they be wired into the main power $yippin this design of

building it may well be possible to run the cablesn the suspended timber
floor.

ACTION REQUIRED : You need to look into improving the fire alarm
system.

We have seen recently a smoke detector that fitérwa light fitting (although
we have not used these personally), which is cldanghen the light is
switched on, providing it is switched on a certatimber of times a year. We
feel this is an excellent idea as it alleviates phaeblems of batteries running
out. We would also advise that if you wish to harg/ general advice the
local 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 rastehthe difficulty of
negotiating with two insurance companies passirgg ltlame between each
other.

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

In a property of this age there may well be sombesi®s. This was
commonly used post war until it was banned onlyh last ten or so years,
although it is rumoured that it was still used aftas 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 asbestoy/suanesd out.

SERVICES

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

Services and specialist installations have beemalls inspected. It is

impossible to examine every detail of these instimhs without partially

dismantling the structure. Tests have not beeteghp Conclusive tests can
only be undertaken by suitably qualified contragtor The vendor/seller
should be requested to provide copies of any semécords, 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 afiations is important to
protect your property from damage and to ensures#ifiety of the occupants.
Guidance published by the Institute of ElectricabiBeers (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 electric fuses and consumer units were
located in the garage. The fuse board looked
relatively modern, although not the best now
available. We were advised during our
guestion and answer session it was updated in
the year 2000.

ACTION REQUIRED: You may
wish to update to a more modern fuse
board.

Fuseboard

ANTICIPATED COST: In the region of £200 to £350; please obtain
quotes.

The reason we would be keen on you doing this calree we believe there is
some DIY electrical wiring in the property. Pleasse our comments in the
Executive Summary.
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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.

ACTION REQUIRED: As the
property is changing occupancy an IEE
report should be carried out by |a
NICEIC registered and approved
electrical contractor. Earth test

In addition to this your Legal Advisor is requirem make full enquires
with the owners to establish if any electrical afisition 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 gasafiation, we do inspect to make sure there
is one and that it has a consumer unit and thattbiders are vented. Ideally you should
have a service inspection carried out by an indeeemnh Gas Safe registered plumber.

We are advised that the property has mains gaatddon the lower ground
floor in the boiler room cupboard. It is a floor umded gas boiler. We believe
it is a Stella Rad, but you will need to check tioigonfirm.

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

ACTION REQUIRED: As a matter of course it is recommended that
the entire gas installation is inspected and mamt&l gas necessary, by
a Gas Safe registered contractor. Thereafternstaliation should be
serviced annually.

PLUMBING AND HEATING

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

Water Supply

We were advised that the controlling stopcock eated in the garage but we
have not seen this. It is important that its preseis established in case of
bursts or leaks. The stopcock and other contglirmlves have not been
inspected or tested for operational effectiveness.

ACTION REQUIRED: Ask the owner to show you where it is when
you next visit.
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Water Pressure

When the taps were run to carry out the drainagewe 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.

Hot Water Cylinder

The property has a factory insulated cylinder
located in the airing cupboard.

Plumbing Factory insulated cylinder
The plumbing, where visible, comprises copper pm&w No significant

leakage was noted on the surface, although madsiegbipework is concealed
in ducts and floors.

Heating

The boiler was located in the boiler room. We
do not know the boiler name but do recall it|is
a make we do not come across that frequently.
They may well have amalgamated with one| of
the other major companies.

Our limited inspection of the hot water and
central heating system revealed no evidence to

suggest any serious defects but we would Boiler
nevertheless recommend that the system be

tested and overhauled before exchange of

contracts and that a regular maintenance

contract be placed with an approved heating

engineer.
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Ten Minute Heating Test

This was carried out and we did find the radiawesmed up. We would
comment that some of the radiators are single pandlyou may wish to
improve these.

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 waterisempipe to the building.

It should be appreciated that leaks can occur damestime before signs are
apparent on the surface.

BATHROOM

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

There are numerous en-suite shower roams
and bathrooms throughout the property. Some
of them are looking slightly dated now and
you may wish to upgrade these, but this| is
purely a personal choice.

We noted that the lower ground floor room
without a window has a pump on the water

system.

Shower room

Pump for e-suite shower room which goes into the rc
without a window on lower ground floor
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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 sapit@tings can lead to

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

MAIN DRAINS

The sanitary system, as we know it now, came iaetegbsome 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 placggwade the original drainage systems.

It is assumed that the foul drains from the propeéischarge into a public
sewer; this should be confirmed by your Legal Adviprior 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.
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Inspection Chambers / Manholes

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

We have identified five inspection chambers / mdedo

Inspection Chamber / Manhole One, located to the &

We duly lifted the cover and found it to he
free flowing at the time of our inspection.

From what we could see it is brick built.

Manhole to rear

Inspection Chamber / Manhole Two, located rear lefhand corner

We duly lifted the cover and found it to Qe
free flowing at the time of our inspection.

Again, from what we could see it is brigk
built.

Manhole to rear left hand corner
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Inspection Chamber / Manhole Three, located rear, madle of property

We duly lifted the cover and found it to Qe
free flowing at the time of our inspection.

From what we could see it is also brick built

Manhole to rear middle of property

Inspection Chamber / Manhole Two, located front adacent to study

We duly lifted the cover and found it to he
free flowing at the time of our inspection.

From what we could see it is concrete
concrete.

Manhole to front, near study

Inspection Chamber / Manhole Five,
located front, next to conservatory

We were unable to lift this manhole cover.
This is located next to the conservatory.

Manhole, near conservatory
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We have only undertaken a visual inspection ofgfeperty’s foul drains by
lifting covers and running water from the taps witthe house.

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 vicimtythe 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 pydpereath, or adjacent to,
which the drains have been run.

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 neam®sy toots or again affect foundations.

Some rainwater drains are taken into the main wiage 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 visogpection to advise of any particular

problems.

We have been unable to determine the ultimate mehnain/surface water
disposal. Normally in a property of this age thewater drains discharge
into a soak away.

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

GARAGES/OUTBUILDINGS/ PARKING

There is ample room on the drive for quite a nundfetars. There is

also a very good sized garage on the left hand sm®plete with an
excellent sized workshop.

Garage and parking to front Workshop

EXTERNAL AREAS

Front Garden

The front garden is given over mainly to the pagkimThere is some
landscaping.

Rear Garden

This is a well presented, well throughout througkign.
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Rear garden Rear patio area
Bowing fence

Side Gardens

These are on a sloping site, particularly on tigatrhand side (all directions
given as you face the property).

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 arspared structures, boundary
walls and fences.

Neighbours

Left Hand Neighbours

We spoke briefly to the left hand neighbours whe Wwasily clearing up the
parking area.

Right Hand Neighbours

You have not actually got a right hand neighbouwrabse there is the path for
the right of way.

64

Independent Chartered Surveyors

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



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 simigdrtsi 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.
Cavity wall insulation and cavity wall tie repairs.
Double glazing or replacement windows.
Roof and similar renewals.
Central heating installation.
vii) Planning and Building Regulation Approvals.
viii) 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.

LOCAL AUTHORITY ENQUIRIES

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

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

66

Independent Chartered Surveyors

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




It is our policy not to offer a conclusion to ensudihat 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.
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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
Engagemenand should be regarded as a comment on the oceralition 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,yow 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 kig 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 an overcast day with the odd short showeraor at the time of the
inspection. The weather did not hamper the survey.

Our weather seems to be moving towards the extiesriitom relatively mid
range. A few interesting facts in Britain over fgars have been:

2000
2003
2004
2004
2005
2006
July 2006
2006
2007
2007
April ‘06-April ‘07
2008
2009
2010

References

NOT LOCAL

Wettest year on record at the time

Driest year on record at the time

Wettest August on record at the time
Boscastle was the worst flash flood on reebittie time
Third driest year on record at the time
Warmest year recorded on record at the time
Hottest July on record at the time

Hottest autumn on record at the time
Warmest spring on record at the time
Wettest June on record at the time
Hottest 12 months on record at the time

Third wettest August since 1956
Heaviest snowfall in march since 1991
Britain faces one of the coldest winters for 108rge

BBC News www.bbc.co.uk

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 commonatsf& materials used in the

area etc.

OCCUPIED PROPERTY

The property was occupied at the time of our surveych 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.
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INSPECTION LIMITED

Unfortunately in this instance our inspection hasrbvery limited due to not
having the benefit of being able to open up therflgg at first floor level. We
focused our report on the main building and havehad the opportunity this
time to walk around the boundaries.

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 owquéries 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.

72

Independent Chartered Surveyors

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



THE ELECTRICAL REGULATIONS — PART P OF THE BUILDING

REGULATIONS

Here is our quick guide the Regulations, but please take further adivim® a
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 homel have to be undertaken by
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 electricatallation work complies wit
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 byoaeBnmentapproves
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 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 lba property market that we
thought would be of interest and informative to ydhowever we were
concerned that in some cases these did not oféetatiest information. We
have therefore decided to recommend various webtiteg/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.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 compaore 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 dwad 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.
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www.hometrack.co.uk

From what we can see this is an internet based aoynwho say they offer
independent property research (in fact they say #ne 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 aecdestterest. They do also
comment that they have carried out their own inddpat surveys and they
have at least two Hometrack recommended estatésaigesach postcode area.
We would refer you to the ‘About us’ section withiheir website to
understand better where their information is comingm. We would
comment that we have been pleasantly surprised with 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.

www.qglobrix.com

This is a very good website for seeing the priceproperties for sale in a
certain postcode area.
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Condensation and Cold Bridging
— What is Cold Bridging?

What is cold bridging and does it always cause coedsation?

We often find cold bridging on certain types of peaty which " & §§
unfortunately means that condensation is moreyik&old bridging is

caused by a colder element in the structure allgvaoldness to pas

through the structure much quicker when warm maiisis present in

the property, often caused by things like havinghawer or a bath,

cooking or washing, particularly yfou are drying washing on the radiators. This is
also caused by the general climate which result®muensation on the element.

Certain types of buildings are more susceptible t@ondensation and
cold bridging

You often see condensation in properties, for examp a mirror in a bathroom

when you have had a shower or a bath. Cold brigigifiar worse than condensation
as it is caused by an element in the structurelwiow can do very little to change
without great expense.

Typically this will be a lintel. Problems can ocawith concrete lintels that were
commonly used in the 1970’s, and also in more nmodeetter insulated properties,
cold bridging has been known to occur on metaklsit The problem is what to do
about it.

Example of a concrete lintel — can A close up view of the concrete
you notice where the cold bridging lintel
would be in this photo?
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When is Cold Bridging Most Likely?

In our experience cold bridging is most likely orogerties built in the

1930’s to 1980’s, most commonly in the 1970’s. STt

the era when we were just starting to think abostilation

and we added insulation into our structures forngxda

with cavity wall insulation or double glazed windew

This meant they were warmer which in effect has nhea

the significance of a lintel over a door or winddeing

colder and allowing the transfer of coldness bemmach

more important. This results in condensation tivat

commonly see above windows in this age and era of

property. Typical 1970’s house

So what can you do about Cold Bridging?

Typical 1970’s houses

The difficulty is resolving cold bridging. Normglwhere condensation i Z \
involved if you get the balance of warm and coadnes the air, the air L< >_
ventilation and movement you can reduce consideréie chances of
condensation. Airing the room which seems to hgmee out of fashion—— 1
where you literally open the windows in the morniiogair the room is a big step
forward.

Where do we most commonly see cold bridging?

We would answer this in two ways. Firstly, we seenaentioned cold
bridging is common in 1970’s houses. It's also emoommon to various
other factors.
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The main other factor is large families or fansligith young children where there is
a lot of washing going on and often during the @inthonths this washing is then
dried on radiators. This is generally known aslifiestyle of the occupants.

Expert witness cases

We have seen some terrible examples of this. We lbaen involved in several

court cases as expert witnesses where landlordbeang taken to court over the

condensation being caused by cold bridging. Theudisions that then take place in
court with us as expert witnesses are, is it agiesharacteristic or is it a lifestyle

characteristic that is causing problems.

Is Cold Bridging a design problem?

We have been involved in many reports ©on
condensation and cold bridging and some legal cases
where we have been asked to act as expert witness.
Really it's down to the design of the property. el
are cold elements in it such as a concrete frame or
concrete lintels. You have a disadvantage althpugh
not impossible to stop the condensation it's very
hard. It could also be argued that where cold lmgig
IS occurring in a modern property you are getting

interstitial condensation which is condensation  1960's concrete frame
within the structure which you literally can'’t see.

Concrete ntel visible externall Dampness and condensation aro
but they are not always visible the concrete window lintel
/8
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Do lifestyle issues cause condensation?

have come across quite a few instances wherehitwsthe property is //
being used that's causing the problems. This maylu®e to showers},

being taken without extractor fans being put onitamay be due to

clothes being dried internally, particularly duritige winter months. It

could be steamy kitchens. Some things can be thdpairing the home by opening
the windows and in bathrooms and kitchens you care kextractor fans that are
controlled by humidity controls on the fans. Saedlly is an individual answer in

most cases to the problems with the property.

By lifestyle issues we mean the way the buildingpésng used. We
/
[
/
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Basement Conversions
Do They Add Value?

Can | Carry Out A Basement Conversion?

Does It Require Planning Permission For A Basemer@onversion?
" # $ % 1&
$ - % #
# ( < ) 4
$ %
-l
What Does A Basement Conversion Involve?
. 1/ #
11!
What Do The Builders Do?

1
!

Tanking

Dry Lined Drainage System

A Basement Conversion Your Design Choices

2% 3
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Brief Specification of the Works Carried Out for a Basement
Conversion by the Builders

Tanking System :-

2 + !

2 (

2% s #

2 ( !

2 %

2 %

5w

2 % !

Dry Lining Drainage System :-

2 (
2%
2%
2%
2%
2%

2% !

1%
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