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INTRODUCTION

Firstly, may we thank you for your instructignse have now undertakean
Building Survey (formerly known as a Strucal Survey) of the
aforementioned property.

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

We then go througla detailed examination of the property starting with the
external areas working from the top of the property down, followed by the
internal areas and the buildings services. We conclude with the section for
your Legal Advisor and also attach some gengfakrmation on the property
market.

We are aware that a report of this size is somewhat daunting and almost off
putting to the reader because of this. We would stress that the purchase of a
property is usually one of the largest financial outlays mpddi€ularly when

you consider the interest you pay as well).

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

We obviously expect you to redlde entire report but we would suggest that
you initially look at the summary, which refers to various sections in the
report, which we recommend you read first so that you get a general feel for
the way the report is written.

As part of our service we ermore than happy to talk through the survey as
many times as you wish until you are completely happy to make a decision.
Ultimately, the decision to purchase the property is yours but we will do our
best to offer advice to make the decision as easy ssije.
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REPORT FORMAT

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

GENERAL/HISTORICAL INFORMATION

This has been given in the survey where it is considered it will aldrstanding of the
i ssues, or be of interest. This is shown

TECHNICAL TERMS DEFINED

Throughout the Report, we have endeavoured to define any technical terms
used. This is shown in fiCourier NewoO typeface for

A PICTURE IS WORTH A THOUSAND WORDS

r.b

We utilise photographs and sketches
illustrate issues or features. In  sor
photographs a pencil has been used to highl
a specific area. The sketches are not 1C
technically accurate; we certainly would n
expect you to carry out work based upon f
sketches alone.

ORIENTATION

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

ACTION REQUIRED AND R ECOMMENDATIONS

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

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

SITUATION AND DESCRIPTION

This is a two storey detached perjmwpertythat has had an extension into the
roof. It has been amended and altered over the years. There is a small garden
at the front which has been given over to parking and a garden to the rear with

a patio area.

We believethat theoriginal propety was built inthe Victorian era If the age
of the property interests you your Legal Advisor may be able to find out more
information from theDeeds.

Putting Life into Perspective!

Some of the things that were happening around the time the proyertyuilt:

1837
1840
1851
1854

1859
1868
1870

1880

1884
1890

18931902
1901
1903
19031928

Victoria becomes Queen of Great Britain.

The First Postage Stamp

First World Exhibition held in London

Florence Nightingale pioneers modern nursing in
Crimea

Charles Darwin proposes the Theory of Evolution

Last public hangingn Britain

British Red Cross Established

Commencement of 1st Test Cricket England v Australi
the oval.

Colchester earthquake four die in the UK's most destru
earthquake.

The longest bridge in Britajrthe Forth Bridge is opened
Boer War between Britain and Boers in Southern Africa
Queen Victoria Died

First flight by Wright Brothers

The Campaign for Womenos
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EXTERNAL PHOTOGRAPHS

Left hand view

Front drivevay Rear garden
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ACCOMMODATION AND FACILITIES

Ground Floor

The ground floor accommodation consists of:
1) Entrance hall
2) Reception roonon the right hand side
3) Kitchenbreakfastoom running the length of the property
4) Through loung&lining roomto the left hand side
5  W.C.
Eirst Floor

The first floor accommodation consists of:

1) Front left hand bedroom with en sutathroom

2) Front right hand bedroom with en susieower room
3) Rear left hand bedroom

4) Rear room on the rightandside(extension)

Top Floor
The top floor accommodation consists of:
1) Bedroom

2) Shower room

Qutside Areas

There is a small garden at the front which has been given over to parking and a
garden to the rear with a patio area.

Finally, all these details need to be checked androoed by your Legal Advisor.
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INTERNAL PHOTOGRAPHS

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

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

Ground Floor

Reception room on the right hanc
side

Kitchen/breakfast room

Downstairs w.c. Stairway
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First Floor

Front left hand bedroom En-suite bathroom to frareft hand
bedroom

Rear left hand bedroom Rear rom on right hand side
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Top Floor

Bedroom Bathroom

1C
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SUMMARY OF CONSTRUCTION

External

Chimneys:

Main Roof:

Main Roof Structure:

Gutters and Downpipes:

Soil and Vent Pipe:

Walls:

Fascias and Soffits:

Windows and Doors:
Internal

Cdlings:

Walls:

Floors: Ground Floor:
FirstTop Floor:

Services

Not visible

Pitched hipped roofclad withsmallconcrete tile withroof
lights added

Rear felt flat roofand a ear flat roof finished with decking

Cut timber roof with amendments

Originally cast iron mainly plastic

Cast iron andPlastic

Strdacher Bond Brickwork to the front

Flemishbond and Flemisarden wall Bond brickwork
to the sides

Painted render to the rear

Painted timber

Double glazed windows with and without trickle vents

Lath and plastéplasterboardassumed)
Predominatly solid with some studworfassumed)

Suspendetimberfloor (assumed)
Joist and floorboards i embedded timbers (assad)

We are advised that the property has a mains water supply, mains drainage, electricity and gas

(assumed). There is a wall mounted Vaillant boiler and there are Megaflow cylinders
locatedin the service cupboard. Tigeare twoelectrc fuse boards, one lsecated in a cupboard

next to the entrance doand one on the first floor

The above terms are explained in full in the main body of the Report.

We have used

. . ] . . . - o) .
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EXECUTIVE SUMMARY 0rlo

Summaries are not ideal as they try to précis often quite complex subjects into
afew paragraphsThi s is particularly so i n a
home when we are trying to secegdess what their priorities are, so it is
important tke Report is read in full.

It is inevitable with a report on a building of this nature that some of the issues
we have focussed in on you may dismiss as irrelevant and some of the areas
t hat we have deci ded a mpreperfygmmayihihk t h e
are very important. We have taken in the regior2%0 photographs during

the course of this survey and many pages of notes, so if an issue has not been
discussed that you are interested in or concerned about, please phone and talk
to us befoe you purchase the property (or indeed commit to purchasing the
property), as we will more than likely have noted itlde able to comment

upon it; f we have not we will happily go back.

We have di vi ded t he Executi ve aBdu mma
0The Uglydé, to help distinguish what

The Good

Survey reports often are full of only the
we would start with some positive comments on the property!

1.0) Older propeties typically have more space than newer properties, both
in the actual size of the rooms and the height of the rooms.

2.0) The property haeff road parking.

3.0) The finish of the interiouses high quality materialalbeit that tlese are
superficid.

We are sure you can think of other things to add to this list.
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The Bad

Probl ems / Il ssues rai sed in the Obado6 s«
negotiation upon. However, a large number of them may sometimes put us off the property.

1.0) Pach

You specifically asked us to comment on the poréfe have reviewed
a letter from Ealing Council dated 2/7/2010, and we have reviewed the
drawing forwarded to us.

We would first of all start by saying that retrospectidanning
Permission or retrspectiveBuilding Regulation permission is always
hard to obtain as the Loca&uthority will actively discourage such
practices to ensure that the Planning éBwilding Regulations system is
upheld.

Planning  Permission Defined
This relates to the ae sthetics of how a building looks and
how it fits in with the environment.

Building Regulations Defined

This looks at the way the building is built ensuring that
good practice occurs, setting out a minimum standard of
building and also Health and Safety.

Il n this case, as stated we have s
letter which granted the right subject to three conditions which are
onerous.

1) Is fairly usual saying that it should all be carried out within three
years of the date of this permissio

i) That the development should match the appearance of the existing
building. Assuming this is considered to be the front of the building
as a whole, then this currently does match, however we fear that it
may not be considered to be this and may beiderexd to be the
brickwork at the side of the building which is a traditional London
yellow stock brick.
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Your legaladvisortherefore needs to write and clarify this matter

with the council whether it harmonises with the red brick to the front
elevationor the yellow brick to the side elevation. Note: the reason
given behind this is to meet the requirements of the Mount Park

ConservatiorAreaPolicy 4.1 and 48.

i) This relates to steps which are required to be in a matching brick to
blend in. Again, thejuestion is does the brick need to match to the
porch and front elvation or the side elevations?

ACTION REQUIRED: All of the above needs to be
confirmed in writing before you committo purchasingthe

property.

2.0) Planning permission and BuildingRegulations

Bearing in mind the problems that are occurring with the porch with
regards to planning permission, we would request copieamining
Permission anduilding Regulationswith regard to the loft conversion
and the rear extension together watbnfirmation that these have been
completed satisfactorily to the LocAlthoritiesapproval. This should

be a routine matter for your solicitor/legal advisor, you do need to check
and confirm this has happened.

3.0) Roof detailing

3.1) Parapet wall

The flashing tothe rear left hand|
parapet wallis poor and rather thar
stepping with the joint has been cj
through the brickwork. There are a
render repairs required.

., \\ .‘ .

Poorly fitted flashing to the rear lei
hand parapet wall
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ACTION REQUIRED: Check lead flashing and carry out render
repairs to the papeet walls. This may need scaffolding.

ANTICIPATED COST: In the region of £2,000 £5,000. We
would budget for £10,000 as we suspect there will be other high level
areas of work that we cannot physically see from the ground level.
Please obtain quations.

Please see the Roof Coverings Section of this Report

4.0) Elat roofs

To the rear of the property are two fl
roofs. The flat roof that we can see
felt and unfortunately it is flat rathe
than having a fall on it. This mea
that:

1)  Thereis a risk of water getting in
bel ow although i
visually see any at the time of our g5 roof to rear of property
inspection and

1)) That the roof will deteriorate quicker than is typically expec¢ted
which in our experience has a life of fifteen to twenty five years.

You cansee that there is weathering already on part of the mineral felt
roof covering.

The second roof to the rear ®vered
with a wood decking meaning that
c a nadtdally see the rophowever we
can see that there is no flashing betw
the roof andhie main building.

Wood cecking covering the roof.
Here we can see where the decki
meets the main wall where there |
no flashing
15
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ACTION REQUIRED: With the felt roof you need to expect there

to be an above average number of repairs sooner rather than later.
With the wood decking covered roof, we recommend removing the
wood decking to expose the roof toeck theconditionof it. We
expect it could go one of two waysither a perfect example of
roofing with the exception of the flashing or a roof in poor condition.

ANTICIPATED COST: In a worst case scenario, we would expect
costs tobein the region 0£10,000- £20,000 to reoof the property.

In a best case scenario, the cost will literally be just for removing the
decking to check the area and adding a flashing which would be in the
region of a few thousand pounds.

ew thousand pounds.lédse obtai quotations.

Please see the Roof Coverings Section of this Report
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5.0) Cracking and movement

We can se¢hroughout the rear of the property therecriacking to the
render particularly on the leftandside at high level.We can also see
that repairs &ve been carried out to cracking indicating that it is a
known about problem.The cracking could be for many reasons, from
movement to the cement being too hardtred rear of theproperty;
however we feel that you need to specifically ask the currenemain
any underpinning or structural workshtaken place to the property.

Crack in the render to the rear

&

Crack at high level

Close up of crack at high level

Cracks that have been repaired which are now hairline

racki (0]
hand side

Covered up cracking

All rights reserved. Reproduction in any form without express written cmsent of 1stAssociated.co.uk is prohibited Associated.co.uk
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ACTION REQUIRED: To be on the safe side, we would recommend

the present owners put in amsurane claim identifying this cracking

was noted during the course of a building sunmjt as it was a oreff

Il nspection it couldndt be concl us|
carry out monitoring over a period, usually a yearre@®mmendedby

the Bulding Research Establishment) and carry out work as necessary.
This all needs to be in writing as this would then limit your cost to the
excess within the insurance and any supplements they would then charge
you if and when work was carried out.

ANTIC IPATED COST: We would expect at least double the excess

to be taken off the purchase price for taking on this ridkade obtain
guotations.

Please see th&alls Section of this Report.
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6.0) Dampness

We have found rising damp on the rig
hand side othe propertyand we believe
we would also find it to the rear if th

wal | s werenot

units. Thiswe believeis due tothe high

ground level

ACTION REQUIRED: We would

hi

(

Low level rising damp

recommendin the first instancethe

dampness in.

s

g 4o

lowering of the ground leat around /
the right hand side and rear of tk

property Unfortunately this would be
quite a lot of work as the whole are
has been paved which is part of th
problem as they have been added o)
the existing ground level rather tha’
lowering it. This hashen allowed the|jj

Right hand side is too high and
needs the ground level lowering

6.1) Damp companies selling injection damp proof coursing

K i

We can see tthe left hand sideand also to some of the right hand
side that there have been numerous previous attempts at inserting a
damp proof course. Weelieve the problem to be on the right hand
side and rear due to the high ground level and on the left hand side we
believe is due to the render bridging the damp proof couhse

Damp proof course has been
inserted on the left hand side

requires a bell mouth to the render.

Damp proofing on right hand side

18
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ACTION REQUIRED : 1t is ,
important that both these work BELL MoUTH BETAT
are done correctly as unles e [l
this happens, the dampness w ‘1 p
remain Plaster I/ A/R£ ’
T
ANTICIPATED COST: In A
the region of £10,000 - sanp ool P
£20,000; guotatiogrequired. S |~ \geuMm
@7@\ Associated.co.uk©

Please see th®amp Proof Course and DampneSsctiors of this
Report.

7.0) Poor vertilation to the suspendedimber floor

There is a suspended timber floor th arrioweetow suspenpes FLoor
you c a nséet because it has been cl ... I
with a ceramic tile throughout the s

interior of the property. However we d
know this type of construction anf e .
suspect that there coute a timber floor
beneath it that is deteriorating due to t
lack of airflow. There would normally
be vents however we havendt manage
the exceptiorof those inthe photos below. The airflow underneath the
building is needed to ensure the chances of wet rot, dry rot and
woodworm are reduced.

Support

(ist) Associated.co.uk
\\Et///' ssociated.co.u

ACTION REQUIRED: You need
to ensure that all the current air ven
are clear and allow a flow of air. Yo

AIR BRICK ACTS AS GUTTER

Floor

need to open up a section of the flor V4 am
to check the condition of thember | _ ~— 7 .
underneath. If there is any dampne g | Vetereolects) | rloor
or deterbration then we would| arbick [ T .
recommend additional airbricks af ‘ " 50 Associated.co.uk©

added to the rear.
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We sigpect that additional airbricks were originally to the rear but
these have been covered up by the decorative pavabg shat have
been added.

Airbricks acting as gutter to the  Airbrick acting as a gutter on the ’
rear right hand side AN

N\l \\\\:
Aicbeick protected from \PT—/’",,’ NN
rainfall and diebeis \\‘,jf If 73\&:;7;7
\\“ &g
= —
R

A
(i) Associated.co.uk©

ANTICIPATED COST: A worst case scenario would be £10,000
plus, a best case scenario would be in the region of £1 £8000;
please obtain quotations.

Please see tHeéoors and AirbricksSectiors of this Report.

21
0 0 & Marketing by: 0 & 0

www.1stAssociated.co.uk
0800 298 5424

All rights reserved. Reproduction in any form without express written cmsent of 1stAssociated.co.uk is prohibited ASSOCiated-CO-Uk©



8.0) Tiles on wood

Throughout the property there are
ceramic tiles onto woodensuspended
timber floors. This mix of solid
material in the form of the tiles onto
timber which deflects and moves wit
the seasons does get different
movement which requiresre-grouting.

Over the years, the only way we hajly - |

found around this is to have anriles to wooden floor with a step o
expansion joinand sit on top of the the ground floor

tile coving which wd fddrmdts 9 ee 0itn |

the original designthen it is verydifficult to add it afterwards.
Unfortunatelywec o u | seeniténtthis instance.

ACTION REQUIRED: We feel you just have to accept that
repointing of the joints will be needed from time to time.

ANTICIPATED COST: A few hundred pounds as this work
becomes neessaryplease obtain quotations.

Please see tHeoorsSection of this Report.

9.0) Condensation possible

The property has several en suite bathrooms where weu | sk@ 0 t
properventilation

ACTION REQUIRED: We would recommend that you ask the
currert owner to show you the ventilation working properlyf
not present alreadydd humidity controlled extract fans.

Please see tHeampnessSection of this Report.
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10.0Deterioration to showers

We could see some deterioration
some of theshowers This can often
occur wher e t he
down properly and a hollow shower
used rather than a solid shower.

bed

ACTION REQUIRED: Each
shower to be checkefdr o
deterioratiorand remastic. Deterioration to shower

ANTICIPATED COST: A minimum of a few hundred pound3.o
replace could be thousands of pounds depending upon how easily it
can be replaceglease obtain quotations.

Please see tHgathroomsSection of this Report.

11.0)Services

11.1)Heating the property

We noted in some areas there was under floor heaGemerally we do

not find this to be a very economic way of heatropertyalthough it

can be argued that heating from the ground through a tile is generally
considered to be the most comfortable way of heating a property

Please see tH&lumbingand Heatingsection of this Report.

The Ugly

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

There is nothing which we feel falls within this section providing you are
happy with the charactstics of the property which we have mentioned
throughout the repodnd are happy to do the measures identified.
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Other Items

Moving on to more general information.

Maintenance

It should be appreciated that defects which would normally be highlightad i
modern property, effectively form partaholderpr opert y6s over ¢
and style. Such defects are considered acceptable and may not have been
specifically referred to as defects within the context of this Report.

This type of property willrequire ongoing maintenance and repair and a
budget for such work must be allowed to ensure it is maintained in good
condition. This will prevent undue and unnecessary deterioration.

Services

Whilst we have carried out a visual inspection of the isesvwithin the
property we also need to advise you of the following:

Electrics

For the electricave would recommend an Institute of Electrical Engineers
standards (IEE)Xest and report carried out by &ICEIC registered and
approved electrical contrar or equivalentwhich is recommended whenever
aproperty changes occupancy

Heating

We would recommend that the system be tested and overhauled before
exchange of contracts and that a regular maintenance contract be placed with
an approved heating gimeer.

Drainage

Whilst we have lifted the manhole covers the only true way to find out the
condition of the drains is to have a closed circuit TV camera report to establish
the condition of the drainsIn this age of property there have often beakde

over the years.
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Water Supply

There is danger in older properties of having a lead water supply; we would
recommend that you speak to the water company to ask them if they have
carried out such replacement, as you will b@igng much of the watr used

in the building it gives an ideal opportunity to also check for any remaining
lead pipes.

ACTION REQUIRED: We would reiterate that we recommendith

regard to all servicethat you have an independent check by a specialist
contractor.

DlIY/Hand yman Type Work

There arenumerous other items that we would class as DIY or handyman type
work such agedecorating to turn the property into your hom&e have
detailed these and other issues within the rhatty of the report.

Purchase Price

We hawe not been asked to comment upon the purchase price in this instance,
we have however referred you to sources of general information on the
housing market within the Information on the Property Market Section, which
can be found in the Appendices at thd efhthe Report.

Every Business Transaction has a Risk

Every business transaction has a risk, only you can assess whether that risk is
acceptable to you and your circumstances. You should now read the main
body of the Report paying particular attentiom t a nACTIORN
REQUIREDO poi nt s.

Estimates of Costs

Where we have offered an estimate of building costs please remember we are
not experts in this area. We always recommend you obtain quotations for the
large jobs before purchasing the property (prefgridbvee quotes). The cost of
building work has many variables such as the cost of ladodirestimates can

of course vary from area to area when giving a general indication of costs.
For unskilled labour we currently use between £75 and £100 per lgay (t
higher costs in the city areas) and for tradesmen we use between £100 and
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£200 per day for an accredited, qualified, skilled tradesman. Other variations
include the quality of materials used and how the work is carried out, for
example off ladders ordm scaffold.

If you obtain builders estimates that vary widely, we would advise the work is
probably difficult or open to various interpretations and we would recommend
a specification is preparedt would usuallybe best tdhave worksupervisd if

it is complex, both of which we can do if so required.
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SUMMARY UPON REFLECTION @
OD

(2]

The Summary Upon Reflection is a second summary so to speak, which is
carried out when we are doing the second or third draft a few days after the
initial survey when we havéad time to reflect upon our thoughts on the
property. We would add the following in this instance:

Further investigation does have to take place prior to committing to purchase
this property. You do need to get specific agreements with regard to the
planning issue to the porch and also with regard to the movement to the rear
of the property. We would refer youto our comments in the Executive
Summar vy, 0Goodo6, OB adsatha yodreedddlpdey 6 Se

As a general comment for any workquired we would always recommend
that you obtain at least three quotations for any work from a qualified, time
served tradesperson or a competent registered building contractor prior to
legal completion.

We would ask that you read the Reparfull and contact us on any issues that
you require further clarification on.
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MORE ABOUT THE REPORT FORMAT

Just a few more comments about the Report format before you read the actual
main body of the Report.

TENURE T FREEHOLD (OR AS GOOD AS)

We have asumed that the property is to be sold Freehold or Long leasehold,
with no unusual or onerous clauses and that vacant possession will be available
on completion. Your Legal Advisor should confirm that this is the case.

ESTATE AGENTS T FRIEND OR FOE?

It is important to remember that the estate agents are acting for the seller
(usually known as the vendor) and not the purchaser and are therefore eager to
sell the property (no salé no fee!). We as your employed Independent
Chartered Surveyor represent yanterests only.

SOLICITOR/LEGAL ADVISOR

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

TERMS OF ENGAGEMENT/LIMITATIONS

This report is being carried out under our terms of engagefaemBuilding
Surveys, as agreed to and signed by yourselfygsu have not seen or are not
happy with the terms of engagement please phone immediately 0800 298 5424
or email the secretary from which this survey came from

OUR AIM IS ONE HUNDRED PERCENT SATISFACTION

Our aim is for you to be completely happy with the service we provide, and we
will try and help you in whatever way possible with your property purchase
just phone us.
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THE DETAILED PART OF THE REPORT
FOLLOWS, WORKING FROM THE TOP
OF THE PROPERTY DOWNWARDS

We believe the propertialls within a Conservation Area
based upon the information yoave provided
(your Legal Advisor should confirm this and make their own enquiries)
As such, as you have discoveiedill require variols permissions
to be obtained before work is carried out, over and above that
normally required and possibly the use of appropriate materials
for theage, type and style of property which may be more costly.
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EXTERNAL

CHIMNEY STACKS >

il

Chimneys developed originally from open fires placed within buildings. From this, the
chimney has developed to its present day format where it is used as an aesthetic feature and
focal point rather than purely just to heat the room.

Chimney Stacks

We were surprised not to find any chimneys visible to the property externally
on either the front or rear elevation. However we do suspect that these have
been removed over the years. Where chimneys have been removed a Planning
Permission and BuildinRegulationsapplication is usually required.

ACTION REQUIRED: Your legal advisor to check and confirm if
there has been Planning amuilding Regulations applications and
approval for chimney removals. This may have formed part of the work
when addinghe loft conversion.

Chimneys on adjoining properties

As these properties were all built at the same time, they are likely to have
originally had the same chimneys. We can see on the adjoining properties that
there were chimneys both to the left hamdito the right hand side.

ACTION REQUIRED: It is important that you ensure that these
chimneys have been removed correctly or what remains in place is
structurally sound.

The inspection was made from ground level within the boundaries of the
propety (unless otherwise stated) using a x16 zoom lens on a digital camera.
A closer inspection may reveal latent defects.

Please also see Chimney Breasts, Flues and Fireplaces Section of this Report.

30

8 0 0 Marketing by: 0 0 &

www.1stAssociated.co.uk
0800 298 5424

. . ] . . . - o) .
All rights reserved. Reproduction in any form without express written caisent of 1stAssociated.co.uk is prohibited ({st) Associated.co.uk



ROOF COVERINGS AND UNDERLAYERS

The Roof Coverings andnderlayers section considers the condition of the outer covering
of the roof. Such coverings usually endure the extremes of climate and temperatures. They
are susceptible to deterioration, which ultimately leads to water penetration.

Dependent upon ¢hage of your property and the type of construction it may or may not be
present, please read on:

We will consider the roofs ithreeareas the main rogfthe porch rooaind the
flat roofs to the rear.

Main Roof

Themainroof is hipped,pitched andtlad with
small concrete tilesand, from ground level
this looks in average condition considering t|
roofs age type and styléWith this age of roof
there will usually be a few missing ¢
displaced tiles, this is nothing unusualin
this instancewe could see some displaced til¢

to the front gable end. These looked like th les slightly displaced to the froni

had been lifted by the wind and need replacing.

ACTION REQUIRED: A roofer to |§
replace displaced tiles. afry out periodic |&=_
inspections and maintenance of the roof,|§
required.

ANTICIPATED COST: A few hundred
pounds; guotations requde

Close up of roof tiles
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Parapet Walls

Parapet walls are usually walls that are above roof level and often sit on the boundary of
the property.

In this case theres aparapet walko the left &
hand si@. It is a brick built parapet wall that
has been rendered and is in below avergs
condition. Please see our comments in
Executive Summary.

Poorly fitted flashing to the rear let
hand parapet wall

Render Defined
A sand and cement external coating applied in two or three coats or
layers.

Finally, we were only able to see approximategn percent of the parapet
wall, therefore we have made our best assumptions based upon what we could
see. A closer inspection may reveal more.

Dormer Windows

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

To the rear of the property a dormer winddg
has been added as part of the loft convers
There is a flat fié roof which we were unable
to see, the chés of thedormer are clad in
tiles and the windows are plastic doubl
glazed. Generally we could comment fts
age typeand stylet is in averagecondition.

Dormer window

Finally, Dormer windows have been viewed frground level and literally
from the dormer windows themselves.
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Roof Windows
(Known as roof lights or Velux windows which is the trade or
generic hame)

Three roof windows have been added to
front and one to the side as part of the |

conversion These are a moderh
manufactured roof light and looked q
reasonable condition. The important factor
with roof lights is the flashing around them,
this instance weould see it looked in averag
condition although there was some moERERES

sitting aroundit. Roof windows

It seems inevitable with roof windows thé
they wil |l sooner or|
occur then they seem prone to condensat
Keep a cloth handy!
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Protective Underlayer (Often known as the sarking felt or underfelt)

From the 1940s onwards
felts were used underneat
tiles/slates to stop wing
damage and watel
penetration, these in mor¢
recent years have bee|
replaced with  plastic
equivalents.  These ar¢
commonly  known as
underfelts but now the
name is not really
appropriate, & felt is not
the only material used.

| PROTECTIVE UNDERLAYER
Often known as an underfelt or sarking felt

Roof tiles

Roof batten

Location of
protective
uwdcrtager

Comwmon Rafter
forming the piteh of the roof

N, ©
1@ Associated.co.uk

We were only able to see a very small ares
the protective underlayer. This we found

be a Hessian base Bitumen membran&Ve

could only see approximately five percent
the underside of the roof. The $&an based
membrae has been used since the 1960s.
generally foundhe little we could see to be i

average condition

This photo shows the common
rafters (the ones that form the pitc

of the roof) and the dark area
between is the ptective underlayer
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Porch roof

There is a shallow pitched roof over the por
that we assume has been put at that pitch
miss the decotave band of brickwork running2z
across the property. We can see that
flashing has been added poorly. Rather th
stepping the brickwork which is traditiong
with this age of property, it has been cut
into the brickwork.

Porch roof

Flat Roofs

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

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

There are three flat roofs, one over the dormer windows that we have already
mentioned and the two rear flat roofs. Please see our comments in the
Executive Summary withegards to these.

We have added information with regards to Building Regulations as some
work here seems to have been carried out with disregard to Building
Regulations. The latest Building Regulations require flat roofs to be
ventilated. Building Reglations are not retrospective but the reason for the
requirement is to make sure that any moisture that enters the roof construction
is dispelled by way of ventilation. We would suggest that if the opportunity
arises ventilation should be provided. Thi#l stop the possibility of fungal
growth above the ceiling in the flat roof area.

Also it could not be established if there is insulation within the roof or a
vapour barrier, without the vapour barrier and combined with inadequate
ventilation there wllbe an increase in the risk of wet or dry rot.

35
& 0 0 Marketing by: 0 8 &

www.1stAssociated.co.uk
0800 298 5424

All rights reserved. Reproduction in any form without express written cmsent of 1stAssociated.co.uk is prohibited @ Associated.co.uk



All the roofs were inspected from ground level with the aid of a x16 zoom lens
on a digital camera. Flat roofs have been inspected from ummernfindows
and ground level and the roofs themselves.

Finaly, we were only able to sespproximatelysixty percentof the main roof
from ground level via our ladder or via any other vantage point that we
managed to gainWe have made our best conclusions based upon what we
could see; however a closer inspectioay reveal other defects.

For further comments with regard to ventilation please see the Roof Structure
and Loft Section.
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ROOF STRUCTURE AND LOFT FAAEN

(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE)

The roof structure or framework must be built in a manner which is able to give adequate
strength to carry its own weighbdether with that of the roof covering discussed in the
previous section and any superimposed loads such as snow, wind, foot traffic etc.

Main Roof

Roof Access

The main roof is accesseth a cupboard door on thear right handside of
the top floor Idt conversion. There are other cupboards in the sides of the loft
conversion area but these were I|ined

Roof Structure

We could literally see
five to ten percent of
the roof structure. We ‘A’ FRAME BHAND CUT ROOF
would take an
educated guess thg
this was originally a
hand cut roof similar
to the one in the
adjoining sketch, Purlin
however this has bee}
amended and altere(
to allow the space for
the loft conversion.

ROOF STRUCTURE

Ridge board

Common rafters

wall

©

N\
)
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Roof Timbers

We have inspected the roof structure for:
9 Serious active woodwar

9 Structurally significant defects to th
timbers

9 Structurally significant dry rot

~ Roof viewed in rear right hand
9 Structurally significant wet rot cupboard space on the top floor

Our examination wasery limited due to the loft conversion. The timbers we
could see were newer timbers and were thinner and snmaltgofile than we
expected but without seeing the whole roof we cannot be certain of how it is
constructed. It may, for example, have a metal frame within it which would
allow the size of the timbers to be reduced.

ACTION REQUIRED : You need to obtainplans of the loft
conversion for us to comment further on.

Ventilation

We could see no ventilation which is what we would expect in a Building
Regulation approved loft conversion.

Insulation

It is unknown within the roof.Please see the Thermal Eféocy Section of
this Report.

Electrical Cables

We can oftendentify the age of an electrical installation by the age of wiring
found in the roof. In thizase therevas insufficient quantityof wiring to
comment. Please see our further comments in Hexvices Section of this
Report.
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Finally, we would ask you to note that this is a general inspection of the roof,

l.e. we have not examined every single piece of timber. We have offered a
general overview of the condition and structural integrity efdhea.
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GUTTERS AND DOWNPIPES I

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

Defective gutters and downpipes are a common cause of dampness that can, in turn, lead to
the developménof rot in timbers. Regular inspection and adequate maintenance are
therefore essential if serious problems are to be avoided.

Gutters and Downpipes

From ground level the gutters and downpipg
areplastic andarein average condition. Ther¢
may besome minor leaks, but we feel th
most people could live with theseCarry out
repairs within the next six to twelve months.

A Ay &
Plastic downpipe discharging ontc
the ground

ACTION REQUIRED: We would recommend you stand outside the
property next time it rains heavily and see how well the draape with

the rainwater particularly looking at the guttering and the jovis.
would always recommend that the guttarsd downpipes are cleaned
out, the joints are checked and the alignment checked to ensure that the
gutters fall towards the downpipes

Vi

Soil and Vent Pipe

The propertyoriginally hadcast ironsoil and
vent pipes, part of the cast iron can be see
the adjoining photo to the base of the
property. The remainder is in plastic.

Cast iron of this age can crack and rust g
needs rgular maintenance.

Soil and vent pipé& cast iron to
plastic
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Finally, gutters anddownpipes and soil ang
vent pipes have been inspected from grour
level. We had light rain during the survey b
not sufficient for it to be possibldo confirm

100 per cent that the rainwater instatia is

free from blockage, leakage etc. or that it
capable of coping with long periods of hea
rainfall. Our comments have therefore be

based on our best assumptions.

Soil and vent pipe
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WALLS <>6:ﬂ

External walls need to perform a variety of functions. These include suppaniper
floors and the roof structure, resisting dampness, providing adequate thermal and sound
insulation, offering resistance to fire and being aesthetically presentable.

The walls are constructed 8fretcher Bond brickwork to the frorlemish
bornd andFlemishgarden walbond brickworkto the sides angdainted render
to therear

Front elevation

To the front elevation there &retcherBond
brickwork which 1 snodf
this ageof property, we more commonly come

across &lemish Bond brickwork. —

The whole of the front looks to be quite
modern, almost as if it has been stuck on.
Althoughthere were examples of stretcher bo
in Victorian times they are relatively rare and
have problems with the wall ties rusting.

Cavity walls were first used in Victorian times
It originates from solid walls not always beir
waterproof against driving rain and n¢
providing a good degree of heat insulation. T

stretcher brick

design of cavity walls makes them relativel SIBE view
unstable and they depeogdon the wall ties.

PLAN VIEW @ Associated.co.uk©

Walls of cavity construction should incorporate
ties to hold together the inner
and outer leaves of masonry. As there is no

access to the cavity it has not been inspe¢ srcewome.
and we cannot comment on the presence
condition of wallties.

Stretcher

ISOMETRIC VIEW

@t Associated.co.uk©
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Side walls

The side walls are in a Flemish Bond, some of them are in a Flemish garden
wall bond.

Flemish Bond Flemish garden wall bond

Renderto the rear

The external wall$o the rear ardinished in
a smooth faced painted rendeWwe are
always wary when we see dared
properties as it usually means they have bge
rendered for a  particular reasolEEEE e —— ———

In this particular case we believehids been
added at a later date as we cannot see =
adjoining properties. It looks a new style
cement render.

Render to the rear
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Render Detaiing

You can normally tell whether the render is good or not by the drip detail over
the window and the bell mouth to the base of the property.

Bell mouth window drip detail

In this case weould see window drip detall

WINDOW DRIP
Outside ‘ Inside
Render——»
———wall

Bell mouth—»,
sheds water
away from Window
window i [‘ \H ‘ [ ©

LU 1§t\ Associated.co.uk

Drip details over the window on th
render to the rear

Bell mouth to tle base

However to the base where we would expect to find a drip detail, there is no
detail.

BELL MOUTH DETAIL
WALL
INSIDE '

] Render
Plaster
—

Damp Proof
course

gy

Bell Mouth
ground Level

ATAN N Y

» )

Associated.co.uk© N bell mouth

ACTION REQUIRED: Please see our comments within the Executive
Summary with regards to adding a bell mouth.
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Cracking

Please see our commentgthin the Executive
Summary.

We would remind you that any hairline cracks tt
appear, which tends to be the case with ren
need to be sealed as soon as possible to
dampness and water getting in and cagidlisters
and hollow areas.

Closeup of crack at high level

Old cracks that have beegpaired

Painted render/painted walls previously

Do not underestimate the amount of time/cost it will take to repaint the
property particularlyas there is high level work which is likely to need
scaffdding which can be expensive.

Finally, the external walls have been inspectisually from ground level
and/or randomly via a ladder. Where the window and door lintels are
concealed bybrickwork /paintedrender / plasterworkve cannot comment on
their construction or condition. In buildingstbis age timber lintels, conete
lintels, rubbed brick lintels, or metal lintels are common, which can be
susceptible to deterioration that is unseen, particuldriyn contact with
dampness.

Our comments have been based upon howbtiekwork / painted render /
plasterwork has bege finished. We have made various assumptions based
upon what we could see and how we think liekwork / painted render /
plasterworkwould be if it were opened up for this age, style and type of
construction. We are however aware that all is not adwayit seems in the
building industry and often short cuts are taken. Without opening up the
structure we have no way of establishing this.
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FOUNDATIONS

The foundations function is, if suitably designed and constructed, to transfer the weight of
the property throulg the soil. As a general comment, many properties prior to the 19th
Century have little or no foundations, as we think of them today, and typicallysidvey
property would have one metre deep foundations.

Foundations

Given theage of thepropertyyou may find different depths of foundations.
We would expect to find a stepped brick foundatitmnthe original property
with possibly a oncretefoundation for the more recesixtension work, for
example to the rear.

London Clay

As with most propertiesn the London area, this property stands on London
Clay. It is therefore more susceptible than most should drains leak or trees be
allowed to overgrow etc. It is not unusual to have some settlement in London
properties.

Building Insurance Policy

You should ensure that the Building Insurance Policy contains adequate
provision against any possibility of damage arising through subsidence,
landslip, heave etc.

It is your responsibility to check out prior to commitment to purchase that
insurance is avable on the property on the basis of the things we have
reported in the survey. Much as we would like to we are unable to keep up
with the changing insurance market and give you advice with regard to this.
Please remember to talk about any cracks idedtiighin the property. Often
insurers will refer to progressive and nprogressive cracking. Unfortunately
this is something we are unable to comment upon from aofinespection-

the Building Research Establishment recommend a year of monitoringy of an
cracking.

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

Finally, we have not excavated the foundations eihave drawn conclusions
from our inspection and our general knowledge of this type, age and style of

property.

As no excavation has been carried out we cannot be 100 percent certain as to
how the foundation has been constructed and we can only offebest
assumptions and an educated guess, which we have duly done.
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TREES

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

There isa tree within what we would term at
influenang distance of the property You
need to keep it welinaintained;t is likely to
add to your insurance premium as it is
close to the house. It could be argued th&
this is causing the problem with regard to ti&
cracking to the rear of the property whics
why it is important to ensure that you have &% z
insurance claim in place and agreed before you commit to purchasmg the

property.

7~
7

Wee Imes— -

keepmgasafe dlstance e
- ,_,v/ -

: P&‘plar(z .

N““;‘-\; Key
" oF TREES - INFLUENCING PISTANCE

Angle from top of tree /

e oo
450\‘?@\0\ a H a

Tre:a species
\\ {normal mature height, m)

?J Distance roots can
' \ typleally affect (unless
/ broken drains,
Root system underaround stream, ete.
Associated.co.uk©
xi ear (1 ; . !
Birch {14) .. i : . . .
\\rf . L Influencing Distance Defined

This is the distance in which a tree may

== - : be able to cause damage to the subject
prope rty. It is not quite as simple as our sketch; it depends on the
tree, its maturity, the soil type etc., etc.

Finally, insurance requirements with regard to trees have varied over the years
and in our opinion have got ever more onerous. We have seratifieble
distance of a tree away from a property to have been reduced over the years
and we reiterate our comments elsewhere within this report that you need to
make enquiries with regard to the insurability of your property in relation to
trees and othefeatures when you purchase the property.

Please also refer to the External Areas Section.

48
0 0 & Marketing by: 0 & 0

www.1stAssociated.co.uk
0800 298 5424

All rights reserved. Reproduction in any form without express written cmsent of 1stAssociated.co.uk is prohibited ASSOCiated-CO-Uk©



e | |
o | | —

DAMP PROOF COURSE o

The Building Act of 1878 required a damp proof course to be added to all newly built
properties within the London area. It also required various other baamdstds. These
requirements were gradually taken up (or should that be grudgingly taken up) throughout
London and then the country as a whole, although this took many years for it to become
standard practice.

All modern properties should incorporate
damp proof course (DPC) and good buildi
practice dictates that a differential of 150m
(6 inches)should be maintained between th

damp proof course and ground levels. In tf
case,we can sedhat numerous damp proag
courses have been inserted.

ACTION REQUIRED : Please see our

. . Damp proof course has been
comments in the Executive Summary.

inserted on the left hand side

Your attention is drawn to the section of ti
report specifically dealing with dampness.

Finally, sometimes it is difficult for us tq
identify if there is a damp proof course in
property. We have made our best assumpti
based upon our general knowledge of the 3
type and style of this property.

Damp proofing on right hand side
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-j——lg_JL___
AIRBRICKS —Sgai=
AC 3C C

—_— —c

In properties with suspended floors you need to have an airflow beneath to stop
deterioration. The air is allowed to pass undée tproperty by the use of airbricks.
Generally the rule of thumb is that airbricks are spaced every metre and a half
approximately, but this depends upon the specific circumstances of the property.

Low Level Air Bricks

Air bricks are essential to hava | arrloweelow susPENDED FLOOR
through flow of air as this helps t , foor
reduce the chances of wet rot, dry 33;3“’“\./ floor  joist
and woodworm. = %
ACTION REQUIRED : Pleaseseeour | ;1> — | o
comments within the Executiv g
Summary.

Associated.co.uk©

Airbrick acting as a gutter Airbrick acting as a gutter on the
right hand side

Left hand airbick
Finally, we have made our best assumptions based upon our visuaitiosp
of the outside of the property and our general knowledge of this age, type and
style of construction. We have not opened up the floor, unless we have
specifically stated so in this section.
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FASCIAS AND SOFFITS AND WINDOWS AND i ﬂ
DOORS Ll

This section covers fass, soffits and bargelards andwindows and doors, and any
detailing such as brick corbelling etc.

Fascias and soffits offer protection to the rafter feet and also allow the securing of the

guttering. Windows primary functions are to admit light and air, but they also hexadh
and sound properties. The doors allow access and egress within the property.

Fascias and Soffits

The fascias and soffits are timber. They &
painted and we would comment they are|™%
average condition for their age, type and sty

ACTION RE QUIRED: Make sure|
gutters and downpipes are watertig

and soffits.

Windows and Doors

The property has plastic double glazps
windows, which generally look to be @
averagequality. Some of the windows hav W |
trickle vents and some do not. 1 |

We would draw your attention to the fact thisss
sealed double glazed units can ol
particularly as a result of poor workmanshigr. =
during installation. Failure of the seal leads to condensation between the two
panes of glasand simply replacing the affected units may not provide a
satisfactory longerm solution In this casehey are in average condition
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Trickle vents defined

Trickle vents allow a trickle of air through, therefore
stopping/reducing the likelihood o f condensation occurring within
the property.

Enquiries should be made as to the existence of any transferable guarantees.
Generally it is considered that double glazed units have a life of about ten
years.

Finally, we have carried out a general andd@m inspection of the external
joinery. In the case of the fascias and soffits it is typically a visual inspection
from ground level. With the windows and doors we have usually opened a
random selection of these during the course of the survey. |sdti®n we

are aiming to give a general overview of the condition of the external joinery.
Please also see the Internal Joinery section.
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EXTERNAL DECORATIONS

The external decorations act as a protective coat for the building from the elements. Where
this protective covemg has failed, such as with flaking paintwork, the elements will
infiltrate the structure. This is of particular concern as water is one of the major factors in
damage to any structure.

The render redecoration and the fascias and soffits are in reéscoadition

at present. However you do need to seal the hairline cracking that has been
noted to the render as soon as possible to stop the chances of blisters occurring
in the render.

Finally, ideally external redecoration is recommended everyttiive years
dependent upon the original age of the paint, its exposure to the elements and
the materials properties. Where painting takes place outside this maintenance
cycle repairs should be expected. Ideally redecoration should be carried out
duringthe better weather between rfgril and midSeptember.

Please see our comments in the External Joinery section.
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INTERNAL %

CEILINGS, WALLS, PARTITIONS AND FINISHES J—j

In this section we look at the finish applied to the structural elements such as the
plasterwork applied to the ceiling joists, walls or partitions, together with the construction
of the internal walls and partitions.

Ceilings

From our visual inspection of the ceilings a
our general knowledge of this age and type|
construction webelieve that the ceilingarea
mixture originally of lath and plaster anchore
modern areas iplasterboard.These are wha
we would call decorative feature ceiling
which in our opinion add an overall goc
impression to the property.

Ceiling detail

Lath and Plaster Defined

Laths are thin strips of LATH AND PLASTER CEILING

timbers which are fixed to the
structure.  Wet plaster is

applied to the laths, usually

in several layers. The
plaster forms a key as it is

forced between the laths.

This plaster, once dry, is

given further coats and often
a decorative finish.

Laths

Plaster

ISOMETRIC Plaster - keyed
Looking up at ceiling above laths

Plasterboard Defined

@D Associated.co.uk©

The usual 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.
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Internal Walls and Partitions

These are, webelieve predominantly solid
with some studwork constructianlt is of
course impossible to determine i
construction without opening up the walls a
we have therefore taken an educated gue
We noticed some differential moveme
cracking which we would put down to all th
variousalterationsthat have taken place in t

property. Hairline cra&king on the stairway
on top floor

Perimeter Walls

Originally these would have bedimishedwith a wet plastehowever they are
very smooth and look like they have had a skim coat witldem gypsum
plaster.

Again, we cannot be 100% certain of the wall construction without opening
them up which goes beyond the scope of this repldris comment has been
based on the | ook of the wall whioch

Finally, ceilings, walk and partitions have been inspected from floor level and

no opening up has been undertaken (unless permission has been obtained by
yourselves). In some cases the materials employed cannot be ascertained
without samples being taken and damage being caused

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

With the advent of central hiiag fireplaces tend to be more a feature than an essential
function in most properties.

The chimney breast that we can see is in the front right hand reception room
which makes it in the centre of the property, however when viewed at roof
level theres no longer a chimney there.

ACTION REQUIRED : Please see our comments with regards to
chimneys and checking with the LocAlthority that there has been
approval to remove the chimneys.

Finally, we will comment on the condition of the chimney bredstre we can

see the chimney breast. If we can see a chimney breast has been removed we
will inspect for signs of movement and advise. However, often the chimney
breasts are hidden and we dat commentas modern techniques for adding
support can concealeery well particularly when plastered over

Your Legal Advisor needs to specifically check with the Local Authority for
removed chimneys and associated chimney breasts and Building Regulations
Approvals and advise by-mail immediately if chimney breastare found to

have been removed. We would recommend opening up the structure to check
the condition. If we are not advised we will assume the relevant Building
Regulations Approval has been obtained.

It is strongly recommended that flues be cleaned &edked for obstructions
prior to use to minimise the risk of hazardous fumes entering the building.

Please also see the Chimney Stas&stion of this report.
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FLOORS e

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

Ground Floor

AlIR FLOW BELOW SUSPENDED FLOOR
The floors to the property are suspende
timber floors which are overed with widie (' i e
ceramic tiles and wood flooring which )/ /
has limited our inspection /l: a

Air Brick A . -
ACTION REQUIRED : Please see oy "™ T swaport
comments  within the  Executivg
Summary with regards to the problen (@) Associated.co.uk®
that can occur where ceramic tiles aic et

laid over timber floors.

/[ { /i’. N J

Tiles to wooden floor with a step o
the ground floor

First Floor
We have assumed that thdirst floor | mamerocarouns FLoorjoists
construction is joist and floorboards wit pusise A ':j“*‘
embedded timbers, as this is typigalthis age e 7 ok
of property. ground h
. . LFZ Joist set into
ACTION REQUIRED : Again the first \—_ij dawp wall
floor is also covered with tiles an () Assocated.co.u©
wooden flooring. Please see our

comments within the Executive
Summary.
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Joist and Floorboard Construction Defined

These are wusually at first floor level JOIST AND FLOORBOARD CONSTRUCTION
consisting of a joist supported from the

external walls, either built in or, in more Floorboards

modern times, sitting upon joist hang ers,

sometimes taking additional support from
internal walls, with floorboards fixed down

upon it.
_Joists
aliing R
@E\ Associated.co.uk©
Top Floor
We have assumed that thdérst floor JOIST AND FLOORBOARD SHEETS

construction is joist and floorboashees; this
Is also covered with wo@oh flooring

©

e~ :
Qst/j Associated.co.uk

Finally, we havenot been able to view the actual floors themselves due to
them being covered withles, wood flooring etc. The comments we have
made are based upon our experience &ndwledge of this type of
construction. We would emphasise that we haveopeted up the floors in
any way or lifted any floorboards.
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3
DAMPNESS

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

Rising Damp

Rising damp depends upon vario RISING DAMP
components including the porosil »

of the structure, the supply of watg Sudbcicls rising damp

and the rate of evaporation of th
material, amongst other things
Rising damp can come from th
ground, drawnby capillary action, grownd Level
to varying degrees of intensity an
height into the materials above.

:// / floor
e \

|
dampness P floor joist

A random visual inspection and tests with
moisture meter have been taken to
perimeter walls In this particular case w
have found rising damjp theright hand side
of the property

ACTION REQUIRED : Please see th
Executive Summary

Rising damp

L ateral or Penetrating Dampness

LATERAL DAMP

This is where water ingress occurs through the w4 roof
This can be for various reasons such as poor point gutter
or wall materials or inadequate gutters ang
downpipes, such as poorly jointed gutters.

Outside

dampness coming
through walls

We used a damp meter on the external wag
We have not foundampness.

©

(1st)) Associated.co.uk
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Condensation

This is where the humidity held within the air meets a cold surface causing condensation.

At the time of the inspection ther@ere no obvious signs of condensation
however theproperty has several en suite bathroomiere wec o u | ska 0 t
properventilation

Condensatiordepends upon how you utilise the building. If you do your
washing and then drit in a room without opening a window you will, of
course, get condensation. Common sense is needed and a balance between
heating and ventilation of properties. Normally opening windows first thing in

the morning resolves most condensation issues.

Extract fans in kitchens and bathrooms

A way of helping to reduce condensation is to have good extract fans within
the kitchens and bathrooms.

ACTION REQUIRED: We would recommend humidity
controlled extract fans be added to kitchens and bathrdahesy are
not present.

Finally, effective testing was prevented in areas concealed by heavy furniture,
fixtures such as kitchen fittings with backboards, wall tiles and wall panelling.
We have not carried out tests to BRE Digest 245, but only carried ositia@ vi
inspection
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INTERNAL JOINERY E::m

This section looks at the doors, the stairway, the skirting boards and
the kitchen to give a general overview of

Doors

Thee is a variety of modern doors. Some of them are glabede should
have a British Standarddte markto ensure that they are safety glass; we
c 0 u | seenitdntthis instance.

Glass doors Internal door

Staircase

We noted that the underside of the staircase was expodéatse stil] the
servicescupboard hs the boilerin i t . |t hasnot been
Building Regulations standards assitmore 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.

ACTION REQUIRED: Add a lining.

Kitchen

We found the kitchem average conditionWe havenot tested any of the
kitchen appliances.

Finally, it should be noted that not all joinery has been inspected. We have
viewed a random sample and visually inspected these to give a lgevera
view of the condition. Please also see the External Joinery/Detailing section.
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TIMBER DEFECTS

This section considers dry rot, wet rot and woodworm. Wet and Dry rot are species of
fungi, both need moisture to develop and both can be very expémsorrect. We would
also add that in our experience they are also often wrongly diagnosed.

Dry Rot

Dry rot is also sometimes known by its Latin name Serpula lacrymans. Dry rot requires
constant dampness together with a warmish atmosphere anlda@ad to extensive decay in
timber.

We have not visually seen any dry rot during the course of our inspection.
We would advise that we have not opened up the floors and we hexy a
limited view of the rooffive to ten per cent)

Wet Rot

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

Again, we have not visually seen any wet rot during the course of our
inspection. We did have a very limited view of the floors and of the roof.
Our concern ishat there is some wet rot present in the floors due to the lack of
ventilation.

s
]

Woodworm ()

Active woodworm can cause significant damage to timber. There are a variety of
woodworm that cause different levels of damage with probably the worst of thevetios
known being the Death Watch Beetle. Many older properties have woodworm that is no
longer active, this can often be considered as part of the overall character of the property.

Theroof / floor arethe main areathat we look for woodwormWe have had

a limited view of the roof and unfortunately we were unablee® the actual
floor structuredue to the floor coveringsin this case we have viewed a very
small amount ofimber; we wouldestimateless than five percent of the entire
timber in he property. We therefore feel there is a possibilitywobdworm

for example in the floor area.
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ACTION REQUIRED: If you wish to be 100 per cent certain that
there is no woodwornyou need to open up the floor for it to be
checked and examined.

Any signs that are found should be treated to prevent it spreading.
However, you need to be aware that many damp and woodworm
treatment companies have a vested interest in selling their products and
therefore have fairly cleverly worded quotations where theyot state

I f the woodworm they have found
specifically if the woodworm is active or not.

We would also comment that any work carried out should have an
insurance backed guarantee to ensure that if the company da@egshot

or for whatever reason, the guarantee is still valid. More importantly it
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 1992 lead could be ubéd paint and
prior to this most textured paints (commonly known as Artex) contained an element of
asbestos up to 1984, so care should be taken if the paintwork looks old and dated.

Internal decorations are in average conditidou may wish to redecate to
your own personal taste.

Finally, we would draw your attention to the fact that removal of existing
decorative finishes may cause damage to the underlying plasterwork
necessitating repairs and making good prior to redecoration.
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N
THERMAL EFFICIENCY { T

C
(.

Up until the mid 1940s we did not really consider insulation in properties, for example it
was only in the 1960s that we started putting insulation in the roof and then it was about
50mm, in the 1970s this was upgraded to 100mm. Then we started to think about double
glazing and cavity wall insulation. Since then insulation standards have increased
considerably and today we are looking at typically using insulation not only in the roof but
also in the walls, floors and windows and more recently considerable worloders
carried out on how efficient boilers are within properties. Care has to be taken that
properties are not insated disproportionately to the ventilation as this can cause
condensation and you should be aware that you need to ventilate any propertg th
insulated.

HIPs

We understand that HIPs were suspended from 20th May Z&i€xgy
Performance Certificates are required before a sale completes.

Roofs

There has been very | imited access
have insulabn, however if this loft conversion has been carried out quite
recently, then Building Regulations will require it to have insulation.

Walls

The walls to this property are solid in the sense that they do not have a cavity
as a modern property would lav Also they are unlikely to have any
substantial insulatiorhowever;unfortunately it is generally very difficult to
improve the insulation without affecting the external or the internal
appearance of the property.

Windows

The windows are double gled and therefore will have reasonable thermal
properties.

Services

Service records should be obtained. It is essential for the services to be
regularly maintained to run efficiently.
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Summary

Assuming the above is correct, this propertyaierage tobelow average
depending upon the roof insulation.However we would additionally
comment that the heating in the house via the floor, etc will be expensive to
run i f this property isnot well I nsu

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

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

or alternatively www.cat.org.uk

or Sustainable Energy Without the Hot Air by David J C MacKay
HTTP//wwwwithouthotair.comYideoshtmlto download for free or buy
a paper copy as we did.

It is worth watching the video How Many Light Bulbs? by David J C
MacKay HTTP//www.youtube.com/watch?v=UR8wWRSg21X

Finally, we would comment that energy we feel will become a major
consideration in years to come, particularly with the greater focus in modern
buildings on energy efficiency

What does my energy bill pay for?

Sifer® Heating and

Cooling
19% _ 45%

Water Heater

TV[’)ES R, Clothes 1%
oo,  Computerd Washer & : Reftigerator 66
Monitor Dryer Dishwasher 6%

20 10% 2%

*"Other" represents an array of household products, including stoves, ovens, microwaves, and small appliances. Individually,
these products account for no more than about 2% of a household'’s energy bills.
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http://www.withouthotair.com/download.html

OTHER MATTERS ?
©

In this section we put any other matters that do not fit under our heaalings.

Security

A security system has been installed. A good alarm system should not only
help reduce breains but also your insurance. We are not experts in this field
and therefore cannot comment further.

ACTION REQUIRED: Further informatiorshould be obtained from
the vendor and the installer at a later date.

Fire / Smoke Alarms

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

ACTION REQUIRED : We would recommend, for your own safety,
that smoke detectors be installed. We would always recommend a hard
wired fire alarm system andeanlso aware that some now work from a
wireless signal which may be worth investigating. Whilst fire is
relatively rare it is in a worst case scenario obviously devastating.

Insurance

We would always recommend staying with the existing insurance company
and then if there are any problems you should not have the difficulty of
negotiating with two insurance companies passing the blame between each
other.

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

In a property of this age there may well be some ashestowe di dnot
from our visual inspection. Asbestass commonly used post war until it was
banned only in the last ten or so years, although it is rumoured that it was still
used aftethis 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 asbestos survey carried out.
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SERVICES

This survey does not include any specialist reports on therieigcsupply

and circuits, heating or drainage, as they were not requested. The comments
that follow are based upon a visual inspection carried out as part of the overall
Building Survey.

Services and specialist installations have been visually ingpecté is
Impossible to examine every detail of these installations without partially
dismantling the structure. Tests have not been applied. Conclusive tests can
only be undertaken by suitably qualified contractors. The vendor/seller
should be requeddeto provide copies of any service records, test certificates
and, ideally, the names and addresses of the installing contractors.
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ELECTRICITY \@ _

- ~
/ o\

It is strange to think that electricity only started to be used in domestic properties at the
turn of the 19 century \ith gas lighting still being the norm for a good many years after.

Periodic inspections and testing of electrical installations is important to
protect your property from damage and to ensure the safety of the occupants.
Guidance published by the Insité of Electrical Engineers (IEE) recommends
that inspections and testing are undertaken at least &0emears (we
recommend every five years) and on change of occupancy. All electrical
installation works undertaken after 1st January 2005 should befiel by an
Electrical Installation Certificate.

Fuse Boards

Quite unusually thiproperty hagwo electricfuseboards. One is located a
cupboardon the ground floonext to the entrance dqdhe other one is at first
floor level. This may haveden added due to the under floor heating being
electric.

Circuit boad on ground floor Fuse Boaran first floor

ACTION REQUIRED : You need to specifically ask the owner why
two fuse boards are present. We would add that we were pleased to
see that the fuse boards were relatively modern.
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Earth Test

We carried out an earth test in the kitchen a
to the sockepoint that is normally used fo
the kettle, this proved satisfactory

Earth Test

ACTION REQUIRED: As the property is changing occupancy an
Institute of Electrical EngineerdHE) test andreport should be carried
out by a NICEIC registered and approved electrical contractor.

In addition to this your Legal Advisor is required to make full enquires
with the owners to establish if any electrical installation work has been
carried out and to pwide suitable certification for any works carried out
after ' January 2005. Angomments made within this report or
verbally do not change this requirement.

For basic general information on this matter please see the appendices at

the end of this regrt.
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There is very little we can check for in a gas installation, we do inspect to make sure there
Is one and that it has a consumer unit and that the boilers are vented. Ideally you should
have a service inspection carried out by an independastSafe registered plumber.

We assumehat the property has mains gas going to the Services Cupboard on
the rear right hand side.

All gas appliances, pipework and flues should be the subject of an annual
service by a competent engineer, i.e., a membd&as Safe; works to gas
appliances etc., by ungualified personnel is illegal. Unless evidence can be
provided to confirm that there has been annual servicing we would
recommend that you commission such a service prior to use to ensure safe and
efficientoperation.

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

6

In this setion we do our best from a visual inspection to look at how the water is supplied
to the property, how the supply is distributed around the property, how it is used to heat the
property and how it is discharged from the property.

Water Supply

The owner dvisedthat the controlling stopcock is locatedtside on the side
of the building.

ACTION REQUIRED: Ask the owners to show you where it is.

Water Pressure

When the taps were run to carry out the drainage test we checked the pressure
literally by putting a finger over the tap and this seemed average. The Water
Board have to guarantee a certain pressure of water to ensure that things like
boilers, particularly the instantaneous ones have a constant supply of
pressured water (they would blow uphféy di dndét ! ) .

Hot Water Cylinder

There are two modern Megaflow hot watef
cylinders. In our experience we have fouf
these to be very good. This type of cylind®
hasnot been in exist]|

Pressurised cylinder

We noted that theystem is pressurised whichigs
means that pressure is added to enable the
water supply to reach all the parts of the

building. These need regular maintenance.

Pressurised cylinder
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Heating

The boileris a wall mounted Vaillantwhich is located in the Services
cupboardon therear right hand side.

Our limited inspection of the hot water and central heating system revealed no
evidence to suggest any serious defects but we would nevertheless
recommend that the system be tested and overhauled before exchange of
contracts and that regular maintenance contract be placed with an approved
heating engineer.

Ten Minute Heating Test

The heating was on during the course of RS
survey, the property was warm.

Air cooling units We removed one of the radiator

covers

These are located on the right hand side of
property. We have not had the benefit
testing theseso we cannot commeanh them

Finally, it should be noted that the supply pipe from the Water Company
stopcock to the internal stop tap is the responsibility of the property owner.

We cannotomment on the condition of the water service pipe to the building.
It should be appreciated that leaks can occur for some time before signs are
apparent on the surface.
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BATHROOM

In this section we consider the overall condition of the sanitary fittings sucieas
bathroom, the kitchen, the utility room and the cloakroom.

Downstairs W.C.

The downstairs W.C. comprises a toilet a
wadh hand basin. It also has a washer u
which is leaking.

ACTION REQUIRED : In  our /,
experiencewasher units always leak / ‘
luckily there is a drain directly below \yacher unit in downstairs w.c. is
it, leaking

En-suite bathroom to front left hand
bedroom

This comprises a three piece bathroom su
consisting of a batlshower,wash hand basir
and WC, which lookdn average condition
The shower mastiseedschecking k\

|

Please see our comments in the Executeesuite bathroom to front left han
Summary. bedroom
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