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INTRODUCTION

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

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

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

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

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

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

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

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

GENERAL/HISTORICAL INFORMATION

This has been given in the survey where it is daemed 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 therit of the property, including
observations to the rear, which you may not be &bfghysically 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 uponegotiate upon.

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

SITUATION AND DESCRIPTION

This is a two storey semi-detached property whies been extended and
altered over the years. There is a parking areébetdront and gardens to the
rear. The property is in a residential area oslatively busy road.

We believe that the property was built after therWaars when there was a
rationing of materials and limited skilled labowa#able which can mean that
sometimes there are unusual constructions hiddesdbe what appears to be a
typical construction.

If the exact age of the property interests you yoegal Advisor 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:

1930 Amy Johnson flies 11,000 miles solo from Endlao
Australia

1935 Cats Eyes first used on British roads

1936 Edward VIl abdicates and George VI takesr dlre
throne

1939-1945 World War Il (6 June 1944 D-Day)

1948 The Manchester Mark 1 developed (arguably the first
computer)

1948 Olympic Games held in London

1950 The concept of artificial intelligence for compwgewas
developed by Alan Turing (MOD)

1952 Colour TV first introduced.
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EXTERNAL PHOTOGRAPHS

Front parking area Rear garden
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ACCOMMODATION AND FACILITIES

(All directions given as you face the front of {hr@perty)

Ground Floor

The ground floor accommodation consists of:

1)
2)
3)
4)
5)
6)

First Floor

Entrance hallway area
Dining room

Kitchen

Lounge to the rear
Breakfast room
Cloakroom

The first floor accommodation consists of:

1)
2)
3)
4)

Top Floor

Small Bathroom to the front left hand side
Bedroom to the right hand side

Study (walk through to rear bedroom)
Second rear bedroom

The top floor accommodation consists of:

1)

Semi-converted roof space

Outside Areas

There is a parking area to the front and a gardéhet rear.

Finally, all these details need to be checked amtfitned by your Legal

Advisor.

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.u& prohibited
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INTERNAL PHOTOGRAPHS

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

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

Ground Floor

Front lounge/dining room Rear lounge

Cloakroom

Kitchen Breakfast room to the rear
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First Floor

Small bathroom to the front left
hand sid

Rear bedroom

Study with walkway to main Main bedroom on rear left hand
bedroom on rear left hand side side
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Top Floor

Steep steps into roof Semi-converted roof space
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SUMMARY OF CONSTRUCTION

External

Chimneys:

Main Roof:

Flat Roof:

Main Roof Structure:
Gutters and Downpipes:
Soil and Vent Pipe:

Walls:

Fascias and Soffits:

Windows and Doors:

Internal
Ceilings:
Walls:
Floors: Ground Floor:
First Floor:
Top Floor:
Services

Brick chimneys

Hipped pitched roof, clad with original clay tilesth nibs
onto a close boarded roof

Flat roof to the rear

Hipped cut timber roof with amendments for roohlig
Plastic / Cast iron

Plastic with a swan neck

Smooth and pebbledash render with no drip details
Stretcher Bond Brickwork

Painted timber

Double glazed aluminium with a protective coatisgme
with and some without trickle vents

Possibly lath and plaster (assumed)

Mixture of solid and hollow (assumed)

Part suspended timber floor, part concrete (assymed
Joist and floorboards with embedded timbers (assiym

Ceiling joists and floorboard sheets (assumed)

We are advised that the property has a mains waipply, mains drainage,
electricity and gas (all assumed). The boileoated in the kitchen and is a wall

mounted Halstead model.

1980/1990's.

The electrics are alsatdéocin the kitchen and are

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

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.u& prohibite
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P

EXECUTIVE SUMMARY ;g]%

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 fherities are, so it is
important the Report is read in full.

It is inevitable with a report on a building ofshature that some of the issues
we have focussed in on you may dismiss as irretead some of the areas
that we have decided are part of the ‘charactethisf property you may think
are very important. We have taken in the regio2%( photographs during
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 notedmd 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!

1.0) It is a detached property with off road pagkiand convenient for
Marlow town centre.

2.0) The property has been extended although tfaagement of the space
Is unusual as it is at present.

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

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

1.0)Older style roof

The property has an original clay tiled rog=
which is nibbed, sitting onto a taper¢
close boarded roof. In our experien
whilst these roofs are very strong, which
important with a hipped roof as this is,
have come across problems with spalli
to the nibs and spalling in general.
could see in this instance that adjoining
roofs have been replaced and we feel that Roof —be aware of problems
this roof is a risk. Unfortunately we¢
cannot see the underside of it properly ©
to it being insulated and lined although
did open up a small section
approximately 1% of the roof and
course we have experience of these tyy

of roof problems.

Part of the insulation removed
see the close boarding

Valley Gutter

We can see staining to the valley gutte®™
particularly in the roof conversion
Although we didn’'t obtain excessive dan
meter readings we did find some in the r¢

right hand bedroom (all directions given _ ;
you face the front of the property). Q

Dampness in rear right hand

bedroom
13
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ACTION REQUIRED: We wouldn’t advise buying this property
unless you are happy to carry out future repaiossibly re-roofing in
the not too distant future. The number of yearwvery difficult to
estimate without opening up the roof, the closerdiog beneath it does
hide any problems (as well as making it a veryrgjromof) but it is the
water-tightness that is in question in this ins&anc

ANTICIPATED COST: We feel that you should be looking for a
£10,000 - £15,000 reduction in the price of the deoto reflect the
future risk of the roof repairs or the present omsrean open up the roof
or re-roof the property (note next door have a new). Please obtain
guotations.

Please see the Roof Coverings Section of this Repor

2.0) Condensation

There have been condensation problem
this property and there still are. .‘
believe this to relate to the humiditp
generating areas such as the bathroom
particular the bathroom) and the kitch
This together with a combination of facto
of the age of property and the style
construction results in condensation.

Mould in shower

Metal double glazed windows

We would note in particular the metal double glaze@ddows are not
helping with the condensation issues which obvipwsbuld be a major
expense to replace.

ACTION REQUIRED: Add humidity controlled large extract fans
into the bathroom and the kitchen and make sure ltbaproperty is
adequately aired and vented. We do believe itvalbifficult to get rid
of the condensation; depending upon your lifeséyld number and age
of people in the property, it may prove almost iisgble to get rid of.

Please see the Dampness Section of this Report.
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3.0) Cold Bridging/condensation

In this era of property Cold Bridging is/can beralgem. Cold Bridging is
where an element of the property allows heat tosfiex through it quicker
than other areas and usually results in mould aardpsess. We have
already commented on the condensation and higheraherage dampness
occurring in the property. Unfortunately therevesry little you can do
about Cold Bridging without major changes in thegarty construction.

Cold Bridging Defined

Cold bridging is caused by a colder element in the structure
allowing coldness to pass through the structure muc h quicker
when warm moist air is present in the property, oft en caused by
things like having a shower or a bath, cooking or w ashing,
particularly if you are drying washing on the radia tors. This is
also caused by the general climate which results in condensation

on the element.

ACTION REQUIRED: You need to consider this as a characteristic of
the property and that you are happy to accept #mepdess and mould.
We currently can see some mould where the wall srtbet main roof.

Please see the article on Cold Bridging in the Aplpees of this Report.

4.0) Asbestos textured paint to the ceilings

You have an older style textured pairf®"
commonly known as artex, to the ceilin®
which is said to have an element
asbestos in it. We are aware that
cannot be 100% certain of this from
visual check and we are also aware that
are not asbestos surveyors.

k e

_ Artex ceiling although it doesn’t
ACTION REQUIRED: We would  gnop yp very well in the photo
recommend that the ceilings are either

sealed by painting them or that a
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smooth plaster is put over them. We wouldn’'t ofirse, recommend
sanding the area. If you want to be absolutetg shat it is asbestos or
not, then you will need to have an asbestos test.

ANTICIPATED COST: Our last experience of an asbestos test was at
a cost of £150 which was approximately one year, pigase obtain
guotations.

Please see the Other Matters Section of this Report

5.0) Hairline cracking

There is hairline cracking visible in man
of the rooms. We believe this is due tdg o
modern gypsum plaster being used on
old property where we believe the originj
lime plaster has been skimmed over of
could be a cement based hard render

has been plastered over; either way, it | | |

resulted in hairline cracking occurring.
This is combined with general moisture
and condensation that is occurring in the propwaitych creates hairline
cracks.

Hairline cracking

ACTION REQUIRED: As previously, we would recommend that you
reduce the moisture in the property and better wteritl the hairline
cracks and redecorate with lining paper.

There is an outside chance that there is movemetttel property over
and above the normal differential settlement we ld/axpect when a
property is extended. It is very difficult/impodska to identify this from
a one-off inspection. If you wish to be 100% certine property will

need to be monitored. An alternative would betf@r existing owners
to put in an insurance claim which you then takerov

ANTICIPATED COST: For general redecoration and filling of
hairline cracks, a few hundred pounds; please oloadtations.

Please see the Ceilings and Walls Section of tafoR.
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6.0) Ventilation under the floor

The floor is part suspended timber and part solften with this type of
flooring it blocks up the airflow which is neededderneath the original
suspended timber floor to prevent woodworm, wetarad dry rot. In this
case there may well have been vents under the lwaw, falthough we

cannot be certain.

outside / floor

wall S / /

AR FLOW BELOW SUSPENDED FLOOR

floor

Jjolst

/- :

Alr Brick foor
; 4 — e
with air flow T support
() Associated.co.uk©

6.1) _Airbricks acting as gutters

Adr flow to a suspended floor on a sewi-detached

conerete floor blocks air flow

onlits Boundary
oo I L, line
________ a
|
1
Suspended Adjoining :
ground floor house Ii
|
|
|
-

Pl

Atr flow under floor via vents

Original plan view of the property
Where the rear arrow is, there has
now been a single storey extension
which means the airbricks are
blocked in theory.

The airbricks that we can see to the side of tlupgmty are relatively
low and may be acting as gutters, allowing water in

Airbrick acting as a gutter
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Airbrick

Water runs off external
surfaces into air brick and

thr‘oush tofloor void inside
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ACTION REQUIRED: Present owners to provide sets of drawings for
the extensions to check if air vents were put umeigtih the floor. Either
way, we would recommend you open up the floorshieck there is an
air ventilation underneath the floors and we worddommend adding
additional airbricks.

ANTICIPATED COST: Assuming the floor is not damaged or
deteriorated then we would expect costs to be énrédgion of a few
hundred pounds for adding additional airbricks,sgalg more if you
have to replace some timber; please obtain quotatio

Please see the Airbricks Section of this Report.

7.0) Top floor extension- does it have Planning Permissn and Building
Regulations Approval?

We ask this question because as far as we canhse® @re not the
required fire regulations on the second storeyrestos.

For example we would expect to see:

1. Afire door at the top of the stairs.

2. A fire alarm system throughout the entirety of ineperty that
Is hardwired into the mains and is interlinked s@ know if
there is a fire on the bottom floor when you areto@ top
floor.

3. A strong hand rail!

We also query whether this has planning permisdiesause the
overlapping steps that have been used are refatbeghmonly used in
properties where planning permission has been rdalaas it passes
Building Regulations.

Planning Permission Defined
This relates to the aesthetics 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 ensurin g that
good practice occurs, setting out a minimum standar d of
building and also Health and Safety.
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ACTION REQUIRED: Ifitis not classed as a habitable room then
you shouldn’t be paying for it to be anything otliesin a boarded out
roof space.

ANTICIPATED COST: Assuming everything is in order in
reference to Local Authority approvals, we woulgest costs to be
in the region of £500 - £1,000 to upgrade the dide of things plus
redecoration; please obtain quotations. Pleasewetare not experts
in the area of fire alarm systems.

Please see the Other Matters Section of this Report

8.0) Services

office adjacent to the rear left han
bedroom surrounded by foam whig
indicates that it is noisy. It wasn
switched on at the time of our inspection,

R T ——
Pump hidden behind insulation in
study

No manhole found

During the course of the survey we didn’'t find anmmale. We would
expect one to be either at the side or the reéneproperty in this age of
construction. This can be an area where leakimgnsircause movement
and deterioration in a property. The original malehmay have been built
over in the course of extending the property.

ACTION REQUIRED: We would recommend a close circuit TV
camera report to check the condition of the draisis safety measure
and in particular in relation to the movement @& fmoperty.

Please see the Mains Drains Section of this Report.
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The Ugly

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

This property is a higher risk than acceptableames people due to the

roof issues, condensation issues and the potealitait an outside change,
of problems with movement in the property.
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Other Iltems

Moving on to more general information.

Maintenance

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

Services

Whilst we have carried out a visual inspection aofithe services within the
property and we would always recommend you have gaoun specific testing
for each of the services.

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 (IEBhich is recommended
whenever a property changes occupancy.

Heating

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

Drainage
Whilst we ran the tap for 15 minutes without anyldwp or blockages the

only way to be 100% certain of the condition of thrains is to have a closed
circuit TV camera report.

Water Supply

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

ACTION REQUIRED — SERVICES: We would reiterate that we
recommend with regard to all services that you haneindependent
check by a specialist contractor.

DIY/Handyman Type Work

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

Purchase Price

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

Every Business Transaction has a Risk

Every business transaction has a risk, only 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.
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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 lestido have work supervised if
it is complex, both of which we can do if so regdir

23
Marketing by:
www.1stAssociated.co.uk
0800 298 5424
G ©

N\
’ Lo . . . L \15'3) Associated.co.uk
All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.u& prohibited



SUMMARY UPON REFLECTION {:}
OO

(2]

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

We would strongly recommend negotiating on thegrige would be more
than happy to discuss this further. We wouldrrgfi to our comments in
the Executive Summary, ‘Good’, ‘Bad’ and ‘Ugly’ Sem and ask that you
re-read these.

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

We would ask that you read the Report in full aodtact 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 fornfatrdgou read the actual
main body of the Report.

TENURE — FREEHOLD (OR AS GOOD AS)

We have assumed that the property is to be solehblé or Long leasehold,
with no unusual or onerous clauses and that vaesgession will be available
on completion. Your Legal Advisor should confiriat 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 yemmployed Independent
Chartered Surveyor represent your interests only.

SOLICITOR/LEGAL ADVISOR

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

TERMS OF ENGAGEMENT/LIMITATIONS

This report is being carried out under our termzwgagement for Building
Surveys, as agreed to and signed by yourselvgeulhave not seen or are not
happy with the terms of engagement please phonediately 0800 298 5424
or email the secretary from which this survey cédrom.

OUR AIM IS ONE HUNDRED PERCENT SATISFACTION

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

CHIMNEY STACKS, FLUES >
AND ROOF WINDOWS i

Chimney Stacks

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

There is one chimney remaining to this propertyated to the front right hand
side and it sits on the Party Wall (all directigmgen as you face the property).
We believe there were probably more chimneys aaigyin

Chimney One — located to the front right hand side

flashing and four chimney pots (on your sid
From what we could see from ground lev
and via the roof windows it looked in avera
condition considering its age, type and sty
Unfortunately we were unable to see the f
of the chimney known as the flaunching,
therefore cannot comment upon them.

This chimney is brick finished with a lea /' // ’ [ |

We noted that there are aerials on this Front chimney
chimney which can cause damage and cut into
it like a cheese wire into cheese.

ACTION REQUIRED: Periodically inspect the chimney.

Chimney Two

We haven’t been able to find another chimney; wepsat there would
originally have been one to the rear of the proptrthelp with the fire that
warmed the rear rooms.
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Flashings Defined

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

Flaunchings Defined

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

Flues

Flues offer ventilation to things like boilers asdil
and vent pipes and usually come through the r
covering, which can often also be a weak area.

We can see that the boiler in the kitchen
vented to outside air.

Flue

Roof Windows
(Known as roof lights or
Velux windows which is the trade or generic hame)

The property has manufactured roof lights
the main roof and to the single store
extension, which looked in average conditio

The roof windows to the flat roof extensid
were slightly different to usual as it has
fibreglass surround which means it is at
slight angle, which we were pleased to sf
although there is ponding on the roof itself Roof window to main roof
which is covered later on in this report.

Finally, it seems inevitable with roof windowp__&
that they will sooner or later leak. If th
doesn’'t occur then they seem prone
condensation. Keep a cloth handy!

Roof window to rear flat roof
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Party Wall

The party wall relates to shared items, such asck@ney. If you do any
work on these you will need to deal with the Paktgll Act. Here is a brief
explanation of it.

Party Structures Defined - Party Wall Act Etc. 1996

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

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

Finally, we have made our best assumptions on Weeath condition of the

chimney stacks, flues, and roof windows from thepae could see above
roof level. The inspection was made from grouncelevithin the boundaries
of the property (unless otherwise stated) usind.& zoom lens on a digital
camera. A closer inspection may reveal latent defec

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

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.u& prohibited

The Roof Coverings and Underlayers section consitlee condition of the outer covering

of the roof. Such coverings usually endure theeex¢s of climate and temperatures. They

are susceptible to deterioration, which ultimatielgds to water penetration.

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

We will consider the roofs in two areas, the maitched roof and the low
level single storey rear flat roof extension.

Main Roof

The main roof is hipped, pitched and clad wijg&
a clay tile. The clay tiles will likely have nib$
onto a close boarded roof. o

ACTION REQUIRED : Please see o
comments in the Executive Summa
Carry out periodic inspections and
maintenance of the roof, as required.

Main roof

Protective Underlayer (Often known as the sarkingélt or underfelt)

From the 1940s onwards felts PROTECTIVE UNDERLAYER CORNCINETL
were used underneath tiles/slatgg M o o wderfes or sarking fei tﬁ‘;‘;ﬁ;";er
to stop wind damage and watgr

penetration, these in more recent
years have been replaced with
plastic equivalents. These a
commonly known as underfelis
but now the name is not reall
appropriate, as felt is not th

only material used. Roof batten
@ Associated.co.uk©

Roof tiles

\»

Common Rafter
{orming the piteh of the roof
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Usually we would find an underfelt/sarkin
felt or underlayer, or indeed nothing. In th
instance the property is close boarded, wh
we feel is the best way to construct a hipp
roof, as they are integrally unstable and clg
boarding makes them more stable.

Close boarding with insulation
beneath it

The tiles are nibbed tiles with no protective unidger. This means that wind
driven rain can get underneath the tiles and indeedcan see that this is
happening from the staining within the roof. We ateays in a Catch- 22
with regard to this type of roof as although itating in some rain water it is
not letting in that much. We have taken guidancanfrthe adjoining roofs
which show that the majority haven't been replacgmine have such as the
next door roof. We would comment that looking sfieally at this property
that we could see some undulations in the tileckvig why we have made the
comments we have in the Executive Summary.

ACTION REQUIRED: A roofer for half a day to reposition the
displaced tiles. You also need to have a supptied for when the roof
next causes a problem. The way to see how muolwvaser is coming
through is to board out the roof space with an latsd roof board
(insulated to give you insulation and no other o@ds This would then
show any new water staining onto the boarding. Wdéelld be more
than happy to return and comment further once yaiehoeen in the
property for a while assuming this is a risk thatiyare happy to take
and a cost that you are happy to pay.

Finally we would not store any valuables in thigaar
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Single storey rear roofs

Flat Roof with a sudo-pitch

Whilst these roofs are called "flat”, present birilgl
regulations and good building practice presenti:
requires a minimum fall of 12 degrees.

Flat roofs are formed in a variety of material
Difficulties can arise when the water is not disced

from the roof but sits upon it, as this can soadléo

deterioration which flat roofs are renowned for.

The flat roof is hidden behind the pitched roof. Sudo-pitched roof to extension
This flat roof is fairly unusual in that has
fibreglass covering. Our experience

fibreglass has not been that good, we h
come across new extensions which have
fibreglass used on them, where there has B
movement within them and bulging.

Guarantees on fibreglass roofs

Often we find that one of the selling points is Rear flat roof
that they have a guarantee. In our experience & wn
and one expert withess case, the guarantee

worthless. '

Unfortunately with this roof we can see pondi
on it (this is where water is sitting on it), whic
does tend to deteriorate roofs quicker. Having
said all of that, it is still a relatively new z
fibreglass roof, therefore should have some life Ponding to flat roof
left in it. You may live perfectly well

underneath it for many years to come.

It could not be established if there is insulati‘ &
within the roof or a vapour barrier, without t i
vapour barrier and combined with inadequg
ventilation there will be an increase in the rig
of wet or dry rot.

S

Pre-forming around the roof
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All the roofs were inspected from ground level wiitle aid of a x16 zoom lens
on a digital camera. Flat roofs have been inspeltted ground level and the
upper floor windows.

Finally, we were only able to see approximatelyhgigpercent of the main
roof and eighty percent of the flat roof from grduevel via our ladder or via
any other vantage point that we managed to gaire h&e made our best
conclusions based upon what we could see howewctrsar inspection may
reveal other defects. W.ith regards to the flatf,rawe were particularly

concerned that the outlet may get blocked.

For further comments with regard to ventilationgsie see the Roof Structure
and Loft Section.
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ROOF STRUCTURE AND LOFT
(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE)

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

Main Roof

Roof Access

The main roof is accessed via a small hatc
the side of the building located to the rear
the room in the roof. From within this ar¢ 4§:'
we could see the common rafters (the ones i
form the pitch of the roof) and the msulatl
between them. It has been viewed by to
light, which has limited our viewing slightly.

Roof access is via small hatch in
Roof Structure side of the building

ROOF STRUCTURE

We had a limited view of the == " or

roof structure. From what w

know of this type of constructio Common rafters
it is a hipped cut timber roof}
There may have beep  Purin
amendments to it and th
removal of struts or props t

allow the forming of the room i 3
the roof. This may be partl @ASSOCfated-CO-UkCO
contributing to the movement
that we could see although a close boarded rodf sscthis is extremely
strong.

Rridge board

ISOMETRIC VIEW
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Roof Timbers

We have inspected the roof structure for:

Serious active woodworm

Structurally significant defects to th
timbers

Structurally significant dry rot

Structurally significant wet rot Roof timber:

Our examination was limited by the general confagian of the roof, the room
in the roof and the insulation. We could see axpnately five percent of the
roof structure. What we could see was generalynd to be in average
condition for its age, type and style. It is, hoegvfeasible 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.
Fire Walls

Although we couldn’t see it, we believe there ig dinewall hidden behind the
decoration.

Fire Walls Defined

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

Water Tanks

We didn’t see a water tank.
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Ventilation

In a close boarded roof such as this, there temdes tittle ventilation and there
can be timber rot, particularly when the dampnessts to get in.
Unfortunately the close boarding has the good etédiding the dampness
but this in turn is bad because it allows the dagsprio sit on the timber.
Insulation

Please see the Thermal Efficiency Section of tl@gdgt.

Electrical Cables

We would normally look for electric cables in a fodn this case as the room
has been formed in the roof we were unable to do so

Please see our further comments in the Servicdaso8axd this Report.
Finally, we would ask you to note that this is agml inspection of the roof,

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

The function of the gutters and downpipes is toyceainwater 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 inspacand adequate maintenance are
therefore essential if serious problems are to baided.

Gutters and Downpipes

The property has a mixture of the original ¢
iron and plastic gutters and downpipes. T
are fairly typical of what we see and are
average condition for their age, type and st
Cast iron of this age will need maintenance
regularly maintained it lasts longer th
plastic, in our experience.

Cast iron gutters and downpipe
Valley gutters

To the roofs are various valley gutters which appedave leaked in the past.
There may be some minor leaks but most people woelldappy to live with
these providing repairs are carried out withinrikgt six to twelve months.

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 towardsitivenpipes.

Soil and Vent Pipe

The property has plastic soil and vent pig
with a swan neck which can cause probler’
We couldn’'t see any excessive leaks in t
instance.

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

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

The walls are constructed of Stretcher Bond Briak{both painted and
unpainted) with areas also in a pebbledash andtbnnender.

Brickwork

The term "Stretcher Bond" means that fromthe
outside of the property, you can see a row of |
sides of the bricks (known as "stretcher:
followed by a course above of the same stre
of bricks set off so the joint is centrally aboy
the "stretcher'. This pattern would repe
throughout.

Cavity Walls

Unpainted brickwork
Cavity walls were first used in Victorian times
It originates from solid walls not always being STRETCHER BOND
waterproof against driving rain and npt _ __
providing a good degree of heat insulation. The
design of cavity walls makes them relatively
unstable and they depend upon the wall ties.

Z5
X
“ wall tie ,@
stretcher brick.
Wall Ties J SIDE VIEW

Walls of cavity construction should incorporgte . .. ...

ties to hold together the inner and outer leaves (1) Associated.co.k©
of masonry. We would typically see horizontal
cracking where there are problems. In this casehaee not noted any
cracking however wall tie failure is a progresspreblem. We would add as
there is no access to the cavity it has not besperted and we cannot
comment on the presence or condition of wall tks.such we cannot be
hundred per cent certain with regard to this pnoblenless we open up the
structure. From what we can see externally it afgpeet to have any
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problems, we would normally see horizontal crackimywever we do need to
warn that wall tie failure is a progressive problem

Render

Quite a lot of the property has a painted ren
finish, some pebbledash and some smo
We are always wary when we see rende
properties as it usually means they have b
rendered for a  particular reaso

In this particular case we believe from looki |
at the surrounding buildings it is part of t m '
original aesthetics. Smooth render to the front

Pebbledash render

Crackin
HAIRLINE CRACKING

We would remind you that any hairline crac B {
that appear need to be sealed as soor Hrakg_’ L
possible to stop dampness and water gettin /v\\/_,ﬂ‘ |
and causing blisters and hollow areas. -urlessccaled [ AR

water will getin & ‘ Render

and cause render ‘ h ‘ ; |

to become loose N 1

S P Associated.co.uk©
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Render Detailing

You can normally tell whether the render is goodatr by the drip detail over
the window and the bell mouth to the base of tloperty.

Window drip detalil

In this case we found no drip detail to the windows

WINDOW DRIP
Outside ingidle
Render——»| |
—— wall
Bell mouth—»,
sheds water
away from Window
window
sy} Associated.co.uk©

Bell mouth to base of property

To the base of the render there was no bell moeitld

BELL MOUTH DETAIL
WALL
INSIDE ' K
/ rRender
Plaster 1/ /
T
/
Dawp Proof v F \
i L uth
o /T/L—E“'g—’::u:wa NO D€l Tmoutl 10 e base or
@ AicctabadicicD property
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Painted render/painted walls

Do not underestimate the amount of time/cos
will take to repaint the property particularly
there is high level work which is likely to nee
scaffolding which can be expensive.

Painted brickwork

Finally, the external walls have been inspectedially from ground level
and/or randomly via a ladder. Where the window alwibr lintels are
concealed by brickwork / render / plasterwork wantd# comment on their
construction or condition. In buildings of thiseaggmber lintels, concrete
lintels or metal lintels are common, which can hecgptible to deterioration
that is unseen, particularly if in contact with garmass.

Our comments have been based upon how the brickWwerider / plasterwork
has been finished. We have made various assurspbiased upon what we
could see and how we think the brickwork / rend@asterworkwould be if it
were opened up for this age, style and type oftcoctson. 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 the age of the property you may find differdepths of foundations.
We would expect to find a stepped brick foundatwith the new extension
being a concrete foundation which is likely to eeper. The two different
foundations can cause differential movement.

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 faoone-off inspection -
the Building Research Establishment recommend & gfemonitoring of any

cracking.

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

Finally, we have not excavated the foundationsimihave 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 afect the foundations by affecting the

moisture content of the soil.

There are no trees within influencing distancehefproperty.

TREES - INFLUENCING PISTANCE

: ’ﬁ; ;pecias
«{normal mature height, m) Angle from top of tree {
Sl 0ad
)r\ ~
45° o) 0 r-] g
—— =
e Distance roots can
: ‘\ typieally affect (unless
/ broken drains,
Root system wnderaround stream., ete.
O Associated.co.uk©

Influencing Distance Defined

This is the distance in which a tree may be able to
subject property. It is not quite as simple as our
the tree, its maturity, the soil type etc., etc.

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

Un

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 ta 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
damp proof course (DPC) and good buildi
practice dictates that a differential of 150
(6 inches) should be maintained between
damp proof course and ground levels. In t
case we can see a DPC to the newer pa
the property. In the older part of the prope
we cannot see one due to the render; t
may be a slate brick behind the render plinth.

Damp proof course

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

Finally, sometimes it is difficult for us to idefytiif there is a damp proof
course in a property. We have made our best aggmmapbased upon our
general knowledge of the age, type and style sfghoperty.
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AIRB RICKS ] —
JC 3L C

In properties with suspended floors you need toehaw airflow beneath to stop

deterioration. The air is allowed to pass undee throperty by the use of airbricks.

Generally the rule of thumb is that airbricks arg@ased every metre and a half

approximately, but this depends upon the spedifitimstances of the property.

Low Level Air Bricks

Air bricks are essential to have a throug

flow of air as this helps to reduce tf
chances of wet rot, dry rot and woodwo
In this case they appear partially blocked.

ACTION REQUIRED: Clear. Please se
our comments in the Executive Summary. ==

i

Air brick acting as a gutter

AlR FLOW BELOW SUSPENDED FLOOR

AIRBRICK ACTING AS GUTTER
oY
outside / -ﬂ'o
wall g Jast
z
- :
Airbrick
Alr Brick
e ——— S— floor
with air flow T support
Water runs off external

surfaces into air brick a r\d e
thr'oush tofloor void inside

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

FASCIAS AND SOFFITS AND WINDOWS AND %H g

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 timber. They i
painted and we would comment they are
average condition for their age, type and sty

ACTION REQUIRED: Carry out
periodic inspections

Windows and Doors

The property predominantly has aluminiu
windows with a protective coating, which a
set within a timber frame. This type
aluminium window was common in the
1970’s to 1990’s, but now tends to be le=
fashionable partly because of condensati
problems with them. Some of the windovi

have trickle vents and some do not. — —

Double glazed aluminium windows

Trickle vents defined

Trickle vents allow a trickle of air through, there fore
stopping/reducing the likelihood of condensation oc curring within
the property.
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ACTION REQUIRED : There may be a Conservation Area
requirement to keep metal windows in this instan&earing in mind
the problems with condensation we recommend yowgalé&dvisor
checks this and advises us if there a requirentehbive metal framed
windows.

Generally they look to be of an average qualitytii@ir age, type and style.

We would draw your attention to the fact that séaleuble glazed units can
fail, particularly as a result of poor workmanskigpring installation. Failure

of the seal leads to condensation between the amegof glass and simply
replacing the affected units may not provide as§atiory long-term solution.

Enquiries should be made as to the existence oftramgferable guarantees.
Generally it is considered that double glazed uh#dse a life of about ten
years.

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

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

There are areas of painted brickwork and areasiotgd render (both smooth
and pebbledash) to this property. @ We would expedecoration to be
required by the summer of 2014 and the sealinghgfcaacks as soon as they
are seen. Redecoration can be expensive particmaih the need for
scaffolding.

Finally, ideally external redecoration is recommeshevery four to five years
dependent upon the original age of the paint,xfgosure to the elements and
the materials properties. Where painting takeseplautside this maintenance
cycle repairs should be expected. Ideally redé@orashould be carried out
during the better weather between mid-April and-®&ptember.

Please see our comments in the External Joinetypsec
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INTERNAL

|
CEILINGS, WALLS, PARTITIONS AND FINISHES = ' 1

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

The ceilings are finished in a textured paint comipdknown as artex, some
of the newer areas such as the extension will ggpaum plaster. Artex was
commonly used in the 1960’s/1970’s and often uedude defects on lath and
plaster ceilings. Unfortunately we haven't beéteao see the back of the
ceilings so we cannot confirm they are lath angtela

We would comment textured paint/artex of this agdikely to contain an
element of asbestos.

ACTION REQUIRED : Please see our comments with regards to

asbestos in the Executive Summary. Please notargvéot asbestos
surveyors.

Plasterboard Defined

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

Lath and Plaster Defined LATH AND PLASTER CEILING

Laths are thin strips of
timbers which are fixed to
the structure. Wet plaster
is applied to the Ilaths,
usually in several layers.
The plaster forms a key as it

is forced between the laths. ISOMETRIC Plaster - keyed
This plaster, once dry, is Looking up at ceiling above laths
given furt.her coats and often @t\) P
a decorative finish. =
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Internal Walls and Partitions

These are, we believe a mixture of solid and stukwonstruction. It is of
course impossible to determine the constructiolaut opening up the walls
and we have therefore taken an educated guess.

Perimeter Walls

Originally these would have been construct SKIM COAT OF PLASTER TO
with a wet plaster, possibly a lime plaster. V ORIGINAL WALLS
believe they have had a skim coat of gypsl rlsteris—» | -
plaster which is now cracking. cracked P o[ng’nal
\ ( Pasbcr
ACTION REQUIRED : Please see ou +——— skimcoat
comments in the Executive Summa| T~ of plaster
with regards to the hairline cracking thy ) asacaea cou©

was found in many walls. This relates
to a combination of things from the humidity anchdensation in the
property to the difficulty of skimming a lime plastwall not prepared

properly.

We cannot be 100% certain of the wall constructagthout opening them up
which goes beyond the scope of this report.

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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CHIMNEY BREASTS, FLUES AND FIREPLACES

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

The chimney breasts are located to the ri
hand side and are visible to the ground fl
and first floor (all directions given as you fag
the front of the property).

We were pleased to see that the chimneys
in use were vented, although we would mu
prefer larger vents.

Vented chimney
The problem with chimneys that are not vented pigps that the dampness
within the chimney causes the lining to deterioaevell as the possibility of
dampness coming through the walls.

Finally, we will comment on the condition of theirtimey breast where we can
see the chimney breast. If we can see a chimnesbhas been removed we
will inspect for signs of movement and advise. Ho&re often the chimney
breasts are hidden so we cannot comment. Alsaialali support can be
concealed very well when chimney breasts are hiddaricularly when
plastered over.

Your Legal Advisor needs to specifically check wilie Local Authority for
removed chimneys and associated chimney breast8uaitting Regulations
Approvals and advise by e-mail immediately if cheyrbreasts are found to
have been removed. We would recommend opening augttiicture to check
the condition. If we are not advised we will assuthe relevant Building
Regulations Approval has been obtained.

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

Please also see the Chimney Stacks, Flues Sedctibis oeport.
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FLOORS S

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 amrgistance to sound transfer.

Ground Floor

There is a mixture of a suspended timber flooh®ftont of the property and
a solid floor to the rear.

Suspended Timber Floor AlR FLOW BELOW SUSPENDED FLOOR

; floor
The floors to the front of the property are ;:ﬁLL o y“t
suspended timber floors and require air == -
movement underneath to minimise wet rpt,
dry rot and woodworm. it aisfow — 4 — N

/

A
\

) Associated.co.uk

T/

Solid Floor

The floors to the rear felt solid under foot so mae/e assumed that they are
constructed in concrete.

Extensions

Where eXtenSIOnS are added’ they ( Alr flow to a suspended floor on a semi-detached
often block the air movement. From o Somaretefisor blocks aiv flow

investigation we were unable to establi AT semiony
if there were vents underneath t NN
concrete sections of the floor. T R
Suspended Adicining |
ACTION REQUIRED: We I I
would recommend that you open L S D ]
a section of the floor. Please na Lol

Ay flow under floor via vents

we have not opened up the floor
lifted the carpets or floor coverings:

53

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

N\
" L . . . L @S'E) Associated.co.uk
All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.u& prohibited



First Floor
DAMP TO FLOOR )OISTS (Built in)
We have assumed that the first flopr ...

construction is joist and floorboards with L P d;m::v
embedded timbers, as this is typical |in ., .,
this age of property. into wall

floor joists

N

t) Associated.co.uk©

=

) . . _JOIST AND FLOORBOARD CO NSTRUCTION
Joist and Floorboard Construction Defined

Floorboards
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.

ISOMETRIC
ceiling VIEW

) ©

Room in the Roof

We believe the first floor construction is ceilir T —
joists and floorboard sheets. ,

ACTION REQUIRED : Please see ol
comments and concerns in the Execut
Summary with regards to whether this is
legal building regulation
extension/alteration or not.

7N\
it?;] Associated.co.uk©

7
(
A\

Finally, we have not been able to view the actl@drs themselves due to
them being covered with fitted carpets, floor @anvgs, etc. The comments
we have made are based upon our experience andddgevof this type of

construction. We would emphasise that we haveopehed up the floors in
any way or lifted any floorboards.
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DAMPNESS

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

Rising Damp

Rising damp depends upon various compongnts RISING RAMP

including the porosity of the structure, the supply ... rising damp

of water and the rate of evaporation of the ) // floor
material, amongst other things. Rising damp dan ./

come from the ground, drawn by capillary action,

to varying degrees of intensity and height into the g« eve ™ o N

materials above. dampness floor joist
foundation

®

Associated.co.uk

A visual inspection and tests with a moist
meter have been taken to the perimeter wal

In this particular case we have found so
minor areas of rising damp to the front of t
property which we believe relate to dampng
getting in via the hairline cracking in thgs
render and a slightly higher ground level.

Testing for rising damp
ACTION REQUIRED: Please see the Executive Summary.

Lateral or Penetrating Dampness

This is where water ingress occurs through the “*T&™AL BPAME

walls. This can be for various reasons such |as
poor pointing or wall materials or inadequate
gutters and downpipes, such as poorly jointed
gutters.

voof
+

Qutteyr

Outside

dampness coming
through walls

We used a damp meter on the external
walls. We have found lateral dampness|in
the rear bedroom which we believe relates

to roof problems. (st) Associated.co.uk©
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ACTION REQUIRED: Please see
our comments in the Executive
Summary.
Lateral dampness found in rear
Condensatlon rlght hand bedroom

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

At the time of the inspection there were signs ondensation. We have
concerns with regards to the condensation in thipgrty as a whole. To
some extent it does depend on how you utilise thegty, there are various
factors in this property which mean, we believasimore difficult than most
to avoid condensation. However, it depends upow lyou utilise the
building. If you do your washing and then dryrita room without opening a
window you will, of course, get condensation. Coonngense is needed and a
balance between heating, cooling and ventilatiorpraiperties and opening
windows to air the property regularly.

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

Extract fans in kitchens and bathrooms

A way of helping to reduce condensation is to hgwed large extract fans
within the kitchens and bathrooms which are moesggnerating areas.

ACTION REQUIRED: We would recommend humidity controlled
extract fans be added to kitchens and bathroom&eas® see our
comments in the Executive Summary.

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

This section looks at the doors, the stairway,dkieting boards and
the kitchen to give a general overview of the ima¢joinery’s condition.

Doors

The doors looked to be the original panel
doors? Although often people add these to|get
the original look.

Panel door

Staircase

We noted that the underside of the staircase wpssexl. It is more normal
today to have a half hour fire barrier to stop sgreading from the ground
floor to the first floor in a worse case scenardou may wish to take a view
on whether you add this.

Kitchen

We found the kitchen in average condition althoiigtas slightly unusual in
that it was a galley style kitchen which you walklerbugh to gain access to
half of the house. We have not tested any okitoben appliances.

Finally, it should be noted that not all joineryshideen inspected. We have
viewed a random sample and visually inspected theggve a general over-
view of the condition. Please also see the Ext&imiaery/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 ofteongly diagnosed.

Dry Rot

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

We have not visually seen any dry rot during therse of our inspection. We
would advise that we have not opened up the flaatswe had a limited view
of the roof due to the room formed within it.

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

Again, we have not visually seen any wet rot durthg course of our
inspection however we noted that there may be problwith the floor joists
due to the dampness that we have reported earigain, we would advise
that we have not opened up the floors and we hiadied view of the roof
due to the room formed within it.

58

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

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.u& prohibited



Woodworm

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

The roof and the floors are the main areas thatlow& for woodworm.
Within the floors our view was very limited and i the roof it was also
limited due to the room formed within the roof. Weuld see approximately
ten percent of the timbers. There were no visigaassof woodworm activity
or indeed signs of past woodworm activity that bassed what we would
term ‘structurally significant’ damage. In manyperties there is an element
of woodworm that is not active. Our inspectionusually restricted by
insulation covering some of the timbers and gergmakd items in the roof, as
it is restricted throughout the property by genérailires and fittings.

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 faiwes 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 outuhthvave an insurance
backed guarantee to ensure that if the company miatesxist, or for whatever
reason, the guarantee is still valid. More impaiait is essential to ensure
that any work carried out is carried out correctly.

59

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

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.u& prohibited



INTERNAL DECORATIONS

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

Internal decorations are in average to dated condit We did note the
cracking which is not ideal in many of the walls¥e would recommend
redecoration in the summer of 2012.

It is very difficult to advise on how frequentlydecoration should take place.
This very much depends upon the use and abuseeth@ation gets, for

example, within hallways this tends to be greatantfor example within a

spare bedroom.

Finally, we would draw your attention to the fabiat removal of existing

decorative finishes may cause damage to the umadgrlyplasterwork
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 ulagion 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 acsatgletes.

Roofs

We could see some insulation between fhe
common rafters (the ones that form the pitch
of the roof) which is not an ideal location for
it. We would much prefer it to be between the
ceiling joists as this doesn't cause
condensation in the same way. The other
problem with insulation between the common
rafters is that it hides any dampness that is
coming through from the roof above.

Insulation board in roof space

Walls

The property has a stretcher bond constructiorthigrage of property they
were often built without insulation which has beslded at a later date.

ACTION REQUIRED: Your Legal Adviser to check and confirm if
there is insulation within the walls and advisebysreturn before the
legal completion of the purchase to comment furtlasr often where
insulation has been added at a later date it casecdamage to the wall
ties.
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Windows

The windows are double glazed and therefore wileheeasonable thermal
properties.

Services

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

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 SavVingt and includes a section
on grant aid.

or alternatively www.cat.org.uk

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

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

Finally, we would comment that energy we feel wiécome a major

consideration in years to come, particularly witle greater focus in modern
buildings on energy efficiency.
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OTHER MATTERS

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

Security

No security system was noted. It is a personaka®tas to whether you feel
one is necessary. We are not experts in this fald therefore cannot
comment further. We suggest you contact a membBIACOSS (National
Approval Council for Security Services), obtainabierough directory
enquiries, or your local Police Force for adviceaosecurity system.

Fire / Smoke Alarms

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

Extension

As the property has been extended we would recomrtieat Smoke Alarms
are hardwired into the extended areas. By hamdgvive mean to the
electricity system, therefore no batteries are ededhich can always be a
problem when they run down as no-one ever rementbaisange them!

ACTION REQUIRED : We would recommend, for your own safety,
that smoke detectors be installed. We would alwagemmend a hard
wired fire alarm system and are also aware thaesoeow work from a
wireless signal which may be worth investigatingiVhilst fire is
relatively rare it is in a worst case scenario obsgly devastating.

Insurance
We would always recommend staying with the existimgurance company,
and then if there are any problems you should rasehthe difficulty of

negotiating with two insurance companies passirgyblame between each
other.
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We would refer you to our comments with regard tolding insurance
throughout this report.

Asbestos

In a property of this age there may well be soniesi®s. In this case we have
noted asbestos in the textured paint, often knownadex. Artex was
commonly used post war until it was banned onlyhi& last ten or so years,
although it is rumoured that it was still used rafttas 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/suanresd out.

Please see our comments in the Executive Summary.
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SERVICES

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

Services and specialist installations have beemallis inspected. It is

impossible to examine every detail of these instiahs without partially

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

It is strange to think that electricity only stadtéo be used in domestic properties at the
turn of the 19 century with gas lighting still being the norm fbgood many years after.

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

Fuse Board

The electric fuses and consumer units were
located in the kitchen and are 1980/199(
The fuse board looked newish but better
systems are now available.

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

ACTION REQUIRED: As the property is changing occupancy an
Institute of Electrical Engineers (IEE) test angae should be carried
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out by a NICEIC registered and approved electricahtractor or
equivalent.

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

verbally do not change this requirement.

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

There is very little we can check for in a 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 gas. wéfe advised by the
owner that the consumer unit is located in thehl@tc although we didn'’t
actually see it.

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.
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PLUMBING AND HEATING

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

Water Supply

We were advised by the owner that the controllifpsock is located in the
kitchen although we didn’t actually see it. ltimgportant that its presence is
established in case of bursts or leaks. The stdpend other controlling

valves have not been inspected or tested for apaedhteffectiveness.

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

Water Pressure

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

Cold Water Cistern

We have not found a water tank. We can only asdhaiehe water is directly
fed to the taps. The original idea behind a watektwas to help water
pressure and to give an emergency supply of water.
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Hot Water Cylinder

The hot water cylinder is factory insulated,
which indicates that it is relatively new (in this
case we mean in the last 30 years). This
cylinder will therefore have a good thermal
efficiency, although not as good as the more
modern hot water cylinders.

Plumbing Hot water cylinder

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

Heating

The boiler was located in the kitchen and is a
wall mounted Halstead model. As far as we
are aware this isn't a modern energy efficient
boiler.

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 testdaob\m‘rhauled before
exchange of contracts and that a regular mainteneoctract be placed with
an approved heating engineer.

Ten Minute Heating Test

The heating was switched on at the time of the aopn and seemed
satisfactory.

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

We cannot comment on the condition of the waterisepipe to the building.

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

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

Bathroom

The property has a four piece bathroom suite, stingi of a bath, shower,
wash hand basin and WC, which looks in below awe@gndition due to its
size and also due to the mould that we could saedid look to be cleaned
fairly regularly but nevertheless was still present

Mould to bathroom Cold bridging — please refer to our
article on cold bridging at the end
of the report and also our comments
in the Executive Summary

Downstairs cloakroom

The property has a downstairs cloakroom consisifrgwash hand basin and
WC, which looks in average condition.

Finally, although we may have already mentionexbiive 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, inconverred difficult to repair.
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MAIN DRAINS

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

It is assumed that the foul drains from the 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.

Inspection Chambers / Manholes

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

No Manholes Found

In older properties often there were no manholewever in this age of
property we would expect to find one. The manhiglgoossibly hidden
underneath the extension. During our question arswer session with the
owner they were unable to advise further.

Manholes are used where there is a change in idinect pipes or new pipes
join the main run. It is therefore a good locationclearing any blockages. In
this case we were unable to see any manholes.

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

Please see our comments in the Executive Summary.

Manholes Defined

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

We have only undertaken a visual inspection ofgfeperty’s foul drains by
lifting covers and running water from the taps witthe house.
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Drains are normally shared in a property of thie &g this was common
practice in this era of property.

Finally, it must be emphasised that the conditibthe property’s foul drains
can only be ascertained by the carrying out ofsg wich a test has not been
undertaken. Should there be leaks in the vicimiftythe building then
problems could occur, particularly with respect ttee stability of the
building’s foundations. Drainage repairs are itaglly 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 neamsy 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 visoapection to advise of any particular

problems.

We have been unable to determine the ultimate meansin/surface water
disposal.

In this era of property they are likely to be condd drains which is where
the foul water and the surface water combines.s@&loan be a problem during
heavy rainfall and peak periods, such as the ®@cokctush to work.

Finally, rain/surface water drains have not beatete and their condition or
effectiveness is not known. Similarly, the adequat 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 Gutteramshpipes section.
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OUTSIDE AREAS

PARKING
The front garden has been given over |to
parking.
Front driveway and parking area
EXTERNAL AREAS

Front Garden

The front garden has been given over to parkirgpase.

Rear Garden

The rear garden is a level grassed area.

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

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

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

Neighbours

Left Hand Neighbours

We knocked but no-one answered.

Right Hand Neighbours

We knocked but no-one answered although they do# ko be in by the
number of cars on the driveway.
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POINTS FOR YOUR LEGAL ADVISOR

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

a) Responsibility for boundaries.

Rights for you to enter onto the adjacent prop#tynaintain any structure
situated near or on the boundary and any 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) Removal of any walls in part or whole.
iX) Removal of any chimneys in part or whole.
X)  Any other matters pertinent to the property.

Confirm that there are no defects in the legaleTitll 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
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Designated Planning Area.

Confirm from enquiries that no underground tunnalslls, 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 Enviroseanch similar product is
used by you to establish whether the area fallkiwia flood plain, old

landfill site, radon area etc. If your Legal Adwisis not aware of
Envirosearch or similar please ensure that theyaobris 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 Cohtrd/e have not made any
formal or informal Local Authority enquiries.

Finally, your Legal Advisor should carry out anydéatnal enquiries they feel

necessary and if they find anything unusual or oneithen we ask that they
contact us immediately for our further comments.
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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
Engagement and should be regarded as a commehée averall condition of
the property and the quality of its structure amd @s an inventory of every
single defect. It relates to those parts of traperty that were reasonably and
safely accessible at the time of the inspection,ylow should be aware that
defects can subsequently develop particularly iti ydo not follow the
recommendations.

ENGLISH LAW

We would remind you that this report should nophélished 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 a cold winter’'s day at the time of the ingpgm. The weather did not
hamper the survey.

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

NOT LOCAL

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

OCCUPIED PROPERTY

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

Unfortunately in this instance our inspection hagrbvery limited as we did
not have full access to the roof due to the roorméal within it and as we
were not able to open up the ground floor or thet floor.

As the property was empty we did not have the beokfalking to the owners

or them answering our usual question and answetswandidn’t have the
benefit of meeting you at the property to talk abgur specific requirements.

BUILDING INSURANCE

We do not advise with regard to building insuran¢eu need to make your
own enquiries. Some areas may have a premium, borttitngs 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 buildingseatly 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 prgartl 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 TemdsGonditions to the
email address given to us when booking the sureey has the terms
attached and the other has links to the Terms amliGons on our website
(for a limited time). If you have not received slkeplease phone your contact
immediately.
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APPENDICES

1. The electrical regulations — Part P of the BaogdRegulations
2. Information on the Property Market

3. Condensation and Cold Bridging Article
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THE ELECTRICAL REGULATIONS — PART P OF
THE BUILDING REGULATIONS

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

From 1st January 2005, people carrying out eledtmork in homes and garde
in England and Wales must follow new rules in thelding regulations. Al
significant electrical work carried out in the hom# have to be undertaken b
registered installer or be approved and certifigdhe local authority's 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 wteocomes to selling tf

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

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

2. A certificate from the local authority saying th#ie installation he
approval under the building regulations.

Homeowners vl still be able to do some minor electrical jottemselves. T
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 existingrcuit in a 'special location' like tl
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 webtitg/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 compaare now a bank and
the other a building society for many years. Infation from these surveys is
often carried in the national press. It shouldrdimembered that the surveys
only relate to mortgaged properties, of which it generally considered
represents only 75% of the market. It should deoremembered that the
national coverage of the two companies differs 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

This gives information with regard to house sald parchase prices.

www.motleyfool.co.uk

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

www.rightmove.co.uk

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

www.zoopla.co.uk

This is a very good website for seeing the priceproperties for sale in a
certain postcode area.
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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 peay which §)
unfortunately means that condensation is more\likelold bridging is " §§
caused by a colder element in the structure allgvaoldness to pas

through the structure much quicker when warm maisis present in the

property, often caused by things like having a sgrowr a bath, cookin

or washing, particularly if you are drying washiog the radiators. This

is also caused by the general climate which regultendensation on

the element.

Certain types of buildings are more susceptible tocondensation 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 bripigifiar worse than condensation
as it is caused by an element in the structure lwinr can do very little to change
without great expense.

Typically this will be a lintel. Problems can ocauith concrete lintels that
were commonly used in the 1970’s, and also in maodern, better insulated
properties, cold bridging has been known to ocaurneetal lintels. 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 omoerties
built in the 1930’s to 1980’s, most commonly in tt@&70’s.
This is the era when we were just starting to thatlout
insulation and we added insulation into our strregufor
example with cavity wall insulation or double gldze
windows. This meant they were warmer which in dffe
has meant the significance of a lintel over a dwoxindow
being colder and allowing the transfer of coldnessomes
much more important. This results in condensatian we
commonly see above windows in this age and era of

property.

Typical 1970’s house

Typical 1970’s houses

So what can you do about Cold Bridging?

The difficulty is resolving cold bridging. Normglivhere condensatio
Is involved if you get the balance of warm and oesk of the air, the ]

air ventilation and movement you can reduce comaldg the chances K
of condensation. Airing the room which seems teehgone out of

\

>_

fashion where you literally open the windows in therning to air the C——

room is a big step forward.
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Where do we most commonly see cold bridging?

We would answer this in two ways. Firstly, we see naentioned cold
bridging is common in 1970’s houses. It's also enoommon to various
other factors.

The main other factor is large families or fansligith young children where there is

a lot of washing going on and often during the ainthonths this washing is then
dried on radiators. This is generally known asliflestyle of the occupants.

Expert withess cases

We have seen some terrible examples of this. We baen 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 agihesharacteristic 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. efd
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 lmiglg
IS occurring in a modern property you are getting

interstitial condensation which is condensation  1960’s concrete fran
within the structure which you literally can't see.
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Concrete lintel visible externally Dampness and condensation around
but they are not always visible the concrete window lintel

Do lifestyle issues cause condensation?

By lifestyle issues we mean the way the buildingesig used. We have A\
come across quite a few instances where it is lhewptoperty is being

used that's causing the problems. This may be dughbwers being ,/ /

taken without extractor fans being put on or it neydue to clothes /"

being dried internally, particularly during the wen months. It could k
be steamy kitchens. Some things can be helpedribng she home by

opening the windows and in bathrooms and kitch@uscan have extractor fans that
are controlled by humidity controls on the fan® iSreally is an individual answer
in most cases to the problems with the property.
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