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INTRODUCTION

Firstly, may we thank you for your instructionse have now undéaken a
Building Survey (formerly known as a Structural Survey) of the
aforementioned property.

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

We then go through a detailed examination of the property starting with the
external areas working from the top of the property down, followed by the
internal areas and the buildings services. We conclude with the sémtion
your Legal Advisor and also attach some general information on the property
market.

We are aware that a report of this size is somewhat daunting and almost off
putting to the reader because of this. We would stress that the purchase of a
property isusually one of the largest financial outlays made (particularly when
you consider the interest you pay as well).

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

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

As part of our service we are more than happy to talk through the survey as
many times as you wish until you are completely happy to make a decision.
Ultimately, the decision to purchase the property is yours but we will do our

beg to offer advice to make the decision as easy as possible.
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REPORT FORMAT

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

GENERAL/HISTORICAL INFORMATION

This has been givein the survey where it is considered it will aid understanding of the
i ssues, or be of interest. This is shown

TECHNICAL TERMS DEFINED

Throughout the Report, we have endeavoured to define any technical terms
used. Thisis sh own in ACourier Newo typeface for clarit

A PICTURE IS WORTH A THOUSAND WORDS

r’l

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

ORIENTATION

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

ACTION REQUIRED AND RECOMMENDATIONS

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

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

Independent Chartered Surveyors 4
6 0 0 Marketingby: 6 6 0

www.1stAssocated.co.uk
0800 298 5424

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



SYNOPSIS

SITUATION AND DESCRIPTION

This is a large sendetachedoeriod property situated on a sloping site with
manyof its originalfeatures.

There is a small garden to the front and a much larger garden to the rear with a
willow tree.

There have been amendments overybars
We believe thatthe property was built ithe late Georgian/Regency or early

Victorian eraIf the age of the property interests you your Legal Advisor may
be able to find out more information from the Deeds

Putting Life into Perspective!

Same of the things that were happening around the time the property was built:

17931800 The Grand Union Canal was built

1819 Factory work outlawed in England for children under n
years old.

1823 Macintosh invents waterproof fabric.

1825 Railway trangportation was born in England whe

Stephenson's ‘Locomotion’ ran from Darlington
Stockton, carrying 450 persons at 15 miles per |

(24km/h).
1854 Florence Nightingale pioneers modern nursinGrmea
1859 Charles Darwin proposes the Theory of Ewion
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EXTERNAL PHOTOGRAPHS

Rear View

Rear garden Rear Garden
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ACCOMMODATION AND FACILITIES

Cellar Area-below ground level

There are access flaps in the hallway

Ground Floor

The ground floor accommodation consists of:

1)
2)
3)
4)
5)
6)
7

First Floor

Entrance Hallway

Main Lounge

Second lounge

Study to the rear
Downstairs Dining area

Downstairs Kitchen

Showerroom with W.C

The first floor accommodation consists of:

8)

9)

10)
11)
12)
13)
14)

Landing

Rear left hand Bedroom with a shower

MasterBedroom

Bathroom (accessed from Master Bedroom and Hallway)
Two Double Bedrooms

One Single bedroom

W.C.

QOutside Areas

There isparking is on a first come first serve baditere is an outbuilding to the
rear of the property.
Finally, all these details need to be checked and confirmed by your Legal Advisor.
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INTERNAL PHOTOGRAPHS

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

looked like and the general ambience (or lack of). We have massarily taken
photographs of each and every room.

Cellar

Cellar entrance

Ground Floor

pni
i

Kitchen Breakfast Room Shower room with W.C
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Main Lounge Dining are#main lounge

ol BTV
| ) tl\{‘
~

L

Left hand lounge
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First Floor

Master Bedroom Family Bathroom with acces: Landing
from Master Bedroom

\

Rear left hand side bedroom

Front right hand bedroom Rear right hand bedroom wW.C
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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:

Services

Renderedchimneys

Pitched, clad witlslatewithout underlayer and witt
hidden valley gutter
Felt with Flashband flashing

Cut timber roof
Plastic
Plastic

Flemish Bond brickworko thefront (assumed)
with rendering on the detailed areas.
Rendemng to the rear.

Painted timber

Single glazed paintedhber sliding sashoriginal
style

Lathand plasteand plasterboafdssumed)

Predominantly solidassumed)

Suspendetimberfloor with embedded timbers
(assumed)
Joist and floorboards with embedded timbers
(assumed)

We beliewe that the property has a mains water supply, mains drainage, electricity and

gas (assumed).

There is a wall mounted boilenanufactured by Ideal and locatedthe Kitchen.The
t he Ildzd@edunderlilie8t&ité s and ar e

electricdat e fr om

The abee terms are explained in full in the main body of the Report.
the term dassumedd as we

We have used
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EXECUTIVE SUMMARY [[]] E[}]

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

It is inevitable with a report on a building of this nature that some of siess

we have focussed in on you may dismiss as irrelevant and some of the areas
t hat we have decided are part of the
are very important. We have taken in the regr200 photographsiuring

the course of this suey and many pages of notes, so if an issue habesot
discussed that you are interested in or concerned about, please phone and talk
to us before you purchase the property (or indeed commit to purchasing the
property), as we will more than likely haweted it ad be able to comment

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

We have divided the Executive Summa
0The Uglyé6, to help distinguiHeweverwh a't
we would add that we havert actually met you at t
normally do which means we do not have an understanding of your level of
knowledge and risk you are prepared to take with regard to propeeydo

need to discuss in detail our findings before you commipuochase this

property.

The Good

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

1.0) The property hasnany of the original features left, which ddo the
overall character of the property.

2.0) Older propertiessuch as thigypically have more space than newer
properties, both in the actual size of the rooms and the height of the
rooms and also the size of the gardens. We will simply never build
anything like this again.
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3.0) The property has good natural light due to Euge windows and the
bay windows

4.0) We believe theaadside parkingisfreewe di dndét pay dur
of our survey) and @ on a first come first serve basis you may not
get a space next to the property

We are sure you can think of other things to tuthis list.

The Bad

Probl ems / I ssues rai sed in the Obad6 s«
negotiation upon. However, a large number of them may sonseputeis off the property.

1.0) Chimneys, parapet walls, flashings and vegetation growing in_walls.

Generdly work is required tothe roof
areas. This we are dividing firstly into t
chimneys and parapet walls where repg
re-rendering and checkingf the coping
stones is required. Secondly the flashin
of which there is a mixturef, concrete
and Flashband, and which we wou
much prefer to be replaced with Lead.

Parapet Wall

Flashband Defined

Flashband is a sticky backed felt which is best used for
tempor ary repairs only.

ACTION REQUIRED: We would |
estimate thesum of £5,00€£10,000 || :
(five thousandi ten thousand pounds cemal
to carry out this work. However unt
you get onto the actual roof you will ng
be able to estimate the cost of t
properly. Our cacern is that you may

Cracked render
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need scaffolding to carry out this wor
which couldincreasehe cost.

ANTICIPATED COST: The first
course of action is to have a close
inspection of the roof using long

ladders. We would be more than happy Cracked render
to comment on rooferguotes for work.
Pleaseobtainquotations.

Finally we would add that we could se
some vegetation growingn and in the
walls which does mean that the render
allowing dampness in and lvheed major
work.

Please see th€himneys $ction of this |
Repat.

2.0) Slate Roof

The slate roof is probably original as the
IS no protective underlayer beneath
Without a protective underlayer it meal
that wind driven rain can get into th
structure We would add that weould also
see light in some areas iodting that

B

some slates are missing/moved/brok1

meaning the rook leaking.

Slate Roof

ACTION REQUIRED: As a short

term measure you camverhaul the
entire roof. Particular attention needs
be paid to the valley guttarea Again it
should be nowthat wewer en o6t
get a good view of the roafue to the
mass ofinsulation which prevented u
from accessing it properlyThere may
be other problesithat are hidden suc

h Dampness visible to the timitse
The darker areas are dampest
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as wet rot and dryot.

We could see the dampness in t
timber that could ultimzly lead to
rot.

By short term we mean in the next of
to three years. For a long term solutic
most people will be looking at ciose up of thevalley gutter
removing the slate roof and-reofing showing dampness in the
which would cost in the region of timbers

£10,000 - £20,000(ten thousand

twenty thousand pous)l depending upon scaffolding requirements
and temporary roofing requiremenflease obtain quotations before
you commit to purchase.

Please see tHeoof Section of this Report.

3.0) Valley Gutter VALLEY GUTTERS

There is a valley gutter to the proper
that cannot beseen properly from the
front but can be seen from the re
and in the roof space. These &
generally considered problemat
areas and we think that dampnessg .

getting in which will lead to rot on thg e
roof structure.

+——Hopper head

Down pipe

©

ACTION REQUIRED: We
recommend thata roof light or
access panel of some sort is p
into the pitch of the roof so that th
valley gutter can be seen, access
and cleaned. Please note we ¢
not gain access to the valley gutt
and our view within the roof wag
limted due to the mass of Hidden valley gutter
insulation. Please note you may

need local authority approval to

add a roof light/access panel.
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ANTICIPATED COST: £3,000£6,000 (three thousaricix
thousand pounds) to renew with lead. Again scaffolding may be
required in which case this could be combinedhwhe work
needed in item one.

Please see the Roof Section of this Report

4.0) Brickwork wrongly re -pointed with cement mortar

Unfortunately the brickwork has been- rg
pointed in a cement mortar rather than
lime mortar. It has also been proud point
which means that ultimately it will caus
damage and deterioration to the brickwg |
which is unfortunate. It should be lim¢ 4
mortar every time as this allows th 4
buildings to breathe.

Cement mortawrongly used

recommend a programme over the next few

yeas of gradually removing
the cement mortar an
replacing it with lime mortar tg
allow the property to breath
again.

CEMENT POINTING AND DAMPNESS

5.0) Kitchen Roof

Very unusually theéitchen roof isformed in ___
concrete with delt covering.We were able &
to see the concretepossibly wth an
asbestoontent roof by lifting the ceiling
tiles in the kitchenThe felt covering looks
to be in

Kitchen roof
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reasonable condition although where
there is Flashband flashing around the r¢
we would much prefer to see this replac
with lead as generaf Flashband is
considered a temporary repair material.

Flashband Defined

Flashband is a sticky backed felt
which is best used for temporary S
repairs only. General view of the kitchen roof

The whole concept of having a concre
roof within the kitchen ofa residential
property is notideal as condensationan
occur and cause what is knowas cold
bridging(please see the article in tk
appendices)deally we would much prefer
a standard roof construction of timbeg
However you do have to be careful asii® ;
may somewhere beconnected to qur Close upFlashtand repairswith
adjoining neighbourproperty concrete roofn view

ACTION REQUIRED: Further |
investigation is requiredHave aficup
of tea meeting with your next door|g
neighbour on the left hand side to che
the construction of their rearea and to
see if they have altered Gmended N |
their roof. We would also have an Possible asbestos in concrete
asbestos check on this roof to see |f This needs checking

there is any asbestos content. You a
need at the very leasi tisea Gust stod
agent to stop the rusting that we can s¢

ANTICIPATED COST: This is very
difficult for us to comment on other tha
to say thousands of pounds will b
needed to put this right. We feel the be

bet is to completely open up the kitchen pampness has come through as
roof to see what is there. Then carry ougéhown by the rust on the suspend

ceiling system
Independent Chartered Surveyors 17
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testing to check there is no asbestos content. We expect costs to b
about£10,000- £15,000 (ten thousand fifteen thousand pounds);
please obtain quotations.

Please see the Roof Sectmirthis Report.

6.0) On a sloping siteand kitchen SLOPI ST AN
GROUND MOVEMENT @
Any property on a sloping site /l

&
more susceptible than one on a f oQ A
site; it is simply the laws of O D/
gravity. Foundations normally P F
allow for such occurrences a
i i i Own a sloping site you generally experience some
partICUIarIy In - new propertles ground movement, which may or may wot be vistble

There can still be some ming i tne buitding.
movement @ Associated.co.uk©

Ground water

The kitchen stands out as an area wh
the sloping site really will affect it as pajf
of it is directly against the ground leve
This means that dampness will getoin
this area unless tanking has taken pla
or a good French gulley.

There is a Willow tree in the garden ¢
the top of the sloping site. We would add™
that this can help hold thground together ~ Kitchen same level as ground
although  Willows are renowned for7-7=%

having a very long root system that cé .
ultimately affect the foundations of th¢

property.

ACTION REQUIRED: You need
arbaicultural advicewith regards to
maintaining this Willow tree.

Willow tree on slope

ACTION REQUIRED: Getan
arboriculturalreportcarried out
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ANTICIPATED COST: £200£400(two hundred four hundred
pounds); please obtain quotations.

Please see the Outside Areas of this Report

7.0) Large windows and Bay windows

In this age of property thargewindows
have timberlintels over them whichare
renowned for failure. We note som
cracking around the windows internally.
We recommend further investigation.

Often problems are caused for exam ‘
over the bay window where there is onlySmall downpipe from bay window.
a small downpipe. Thishen backs up

and over flows and allows dampness to

get into the structure.

The small downpipe that igaditionally used on these properties can
unfortunately block up.

ACTION REQUIRED: Our concern is the cracking we can see
inside albeit hairline cr&s. The only way to confirm whether the
lintels are in acceptable condition is to expose them and check their
condition which will involve removing some plaster.

ANTICIPATED COST: A few hundred pounds to expose and
check the lintels and repair theplease obtain quotations.

Please see the Windows Section of this Report
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8.0) Rotting External Windows

We were able to push a knife right th
way through some of the external
windows indicating that they have bee
filled/or are rotting timber

ACTION REQUIRED: Repair by
splicing in new timber. We woul
always recommend saving as much of  Rotten timber knife test

the old timber as possible as it was

better quality than todayos ti mbe

ANTICIPATED COST: As you are likely to need to scaffold the
area to give a protective ro@hler so that the kitchen is not damaged
we would say £10,000£15,000 (ten thousaridfifteen thousand
pounds) ; please obtain quotations.

9.0) Dampness FRENCH DRAIN
Dampness was foundagicularly to the | e PA—
rear of theproperty We notedthe high
ground levels. Fskcbrat

ACTION REQUIRED: We would e shingle
recommend lowering the ground lev
and ideally adding a French drain.

Drainage pipe to soak away & e k©
ssociated.co.u

e
Dampness found in dining room
due tothe around levels

High ground levels

Independent Chartered Surveyors 20
0 0 & Marketingby: 6 0 &

www.1stAssocated.co.uk
0800 298 5424

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



ANTICIPATED COST: Between £,000- £10,000 (five thousand-

ten thousand pounds). As this is a sloping site this will need to be
drained into the drainagyy/stem; please obtain quotations.

Please see tH2gampnessection of this Report.

9.0) Old Woodworm in floors

We can see signs of old woodworm in the floors and it is likely there
may still be some woodworm remaining given the dampness in the

property.

We were not able to access the cellar properly due to the amount of
stored items in there and we were not able to view the roof timbers
properly due to thenassof insulationthat was in there. In both cases we
would recommend the areas are clearedva@dvill carry out a revisit
before you commit to purchasing the property.

10.0) Leaking showers

It does look as if the shower has be
repaired several times indicating thy
it leaks.

ACTION REQUIRED: We would
recommend that you 1geal this eea
as one of the first tasks you carry o

—t

Leaking Shower room

11.0) What is in the boxing in the Master Bedroom and the pipe work in
the bathroom?

We spoke to the owner about bo
these items and she advised that
pipe work is redundant and there is
old boiler systemin the master
bedroom

Redundant pipe work
Independent Chartered Surveyors
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ACTION REQUIRED: Open up
area to check its conditicand see if
the boiler and pipe workeeds
removing

Boxed in old boiler

12.0) Living in older properties such as this

You should be very aware with this type of property that therebaill
ongoing maintenance. This can range from sealing cridgiksoccurin

the walls, to ensure the property remains water tight, to dealing with
rotting windows

We would recommend that you go on a Society for Protection of Ancient
Buildings weekend coueson looking after and maintaining older properties.
Even if you do not intend to carry out the work yourself it does give you a far
better idea of what work should be carried out. The website for this is
www.SPAB.org

The Ugly

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

We have found more than the average number of things that we would
classify as bad. There is no one specific thing that we would put in the
Ugly Section, however when putg all the items in the Bad Section
together we do feel thisakes this a high risk purchase
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Other Items

Moving on to more general information.

Maintenance

It should be appreciated that defects which would normally be highlighted in a
modern propeyt, effectively form part obnolderpr opert yés over ¢
and style. Such defects are considered acceptable and may not have been
specifically referred to as defects within the context of this Report.

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

Services

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

Electrics

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

Heating

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

Drainage

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

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

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

ACTION REQUIRED: We would reiterate that we recommendith

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

DlIY/Handyman Type Work

There are numerous other items that we would class as DIY or handyman type
work such asredecorating to turn the property into your hom&e have
detailed these and other issues within the main body oéput.

Purchase Price

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

Every Business Transaction has a Risk

Every business transaction has a risk, only you can assess whether that risk is
acceptable to you and your circumstances. You should now read the main
body of t he Report payi ng ACplaN t i cu
REQUIREDO poi nt s.

Estimates of Costs

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

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

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

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

(2]

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

The owner has focussed very much on the interior (as many people do)
unfortunately problems havenot been
There is a considerable anmiuof repair and maintenance required to be
carried out on this property.

We are aware that where a lot of work suclirese need® be carried out
there will no doubt be discounts in the builders prices for the wholeswork
which could work to your begifit. You do need to carry out some
investigation work and get quotes prior tmmmitting to purchasethis
property. We feel the asking price should reflect the work required which we
feel isabove an average amount.

We feel that the asking price shouéflect the work required.

We would referyou o0 our comments in the Exe
0Badodé and 6Ugl yd Seeaadthesen and ask t ha

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

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

TENURE T FREEHOLD (OR AS GOOD AS)

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

ESTATE AGENTS T FRIEND OR FOE?

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

SOLICITOR/LEGAL ADVISOR

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

TERMS OF ENGAGEMENT/LIMITATIONS

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

OUR AIM IS ONE HUNDRED PERCENT SATISFACTION

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

OF THE PROPERTY DOWNWARDS
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EXTERNAL

CHIMNEY STACKS AND PARAPET WALLS >

Chimney Stacks ___ l

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

There arefour renderedchimneys to this property they are locatedhe left,
middle andright (all directions given as you face the property).

Chimney OneTl Rear left hand side

This chimney igenderfinished wth a cement
flashing andtwo chimney pots From what
we could seewe believe there may b
problems with the render as we can 9
vegetation growing which normally means
there is dampness in the render.

Rear left hand side chimney

ACTION REQUIRED: Please see our
commentsin the Executive Summar
with regard to repairs to all th
chimneys.

Vegetation growing in render
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Chimney Two and Threei Centre front and rear

These are substantialchimneys, both are
finished in render and probably brick built.

It is the base of the chimneys thaincerns us
as they sit in a valley guttelt. looks from the
outside that there have been various rep
including retarring of the valley gutter
Within the roof we can see that dampnesg

getting in. The two centrehimneys sitting in
the valley gutter

To Chimney two (the front chimney)there
repars to the render and the render generg
looks weathered.

To Chimney three (the rear chimney) the renf{

looks weathered. This the stage that it starts i
deteriorate and dampness gets in and frost
damage it considerably

Weathered render on chimne

Chimney Four i Right hand side

This is the chimney we had the poorest view {
and is the greatest concern. This is a large fai
slender chimney that needs a close inspectio
We would recommend the summer of 2012 fq

this.

ACTION REQUIRED: We have
concerns about lathe chimneys. Please
see our comments in the Executive
Summary. We haveecommended that a
roof light is put in the valley gutter roofs. This is a roof window in the
valley gutter that will give access to the central chimneys but will also
give a betteview of the other chimneys. This work should be carried
out first and you would be better able to assess the work required to the
chimneys

Right hand side chimney
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Flashings Defined

Flashings prevent dampness from entering the property, usually at
junctions where materials ¢ hange. Such a junction is the one between the
chimney and the roof.

Cement Fillets/Cement Flashings Defined

This is where cement has been used to cover up or fill the junctions
between two areas, for example between a roof and a wall to help prevent
dampness. Cement is a brittle material and prone to cracking which in turn
allows dampness into the structure. We would always recommend the use of
lead flashings.

Render Defined

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

Parapet Walls

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

In this casethere is a substantiglarapet wall |-
to the rear left hand side and also one to |
front. We think we can see veagéon growing
out of this parapet wall which as mentiong
previously concerns us as this means t
dampness is getting in.

This photo (sorry is blurred) showsthe
substantiapaintedparapet wall to the rear ani

adjacent to th&itchen. You carsee the nextj
door neighbour has extending against this pi
roof construction. You will have &
responsibility/liability to keep it watertight.

We can see that there is strapping in this wH
which indicates there has been retaining work

Rear substantial parapet wall
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Strapping to rear parapet wall Strapping to parapet close up

ACTION REQUIRED: This should be
inspected at the same time as the chimn
and no later than the summer of 301

Frontparapet wall

Finally, we were only able to see approximatsiyty percent of the parapet
wall, although the view was restricted. Ta®re we have made our best
assumptions based upon what we could see. A closer inspection may reveal
more.

Party Wall

The party wall relates to shared itemssich asparapet wallsIf you do any
work on these you will need to deal with the Party Mfait. 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 benefit from. An
example of this would be where both parties gain support from a wall or
utilise a chimney or chimneys.

Any work to party structures, such as party walls or party chimney stacks, require
agreement under the Party Wall Act. We would be more than happy to offer you help and
advice in this matter.
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Finally, we have made our best assumptions enawerall condition of the
chimney stacksand parapet wallsfrom the parts we would see above roof
level. The inspection was made from ground level within the boundaries of the
property (unless otherwise stated) usingl6 zoom lens on a digital camera.

A closer inspection may reveal latent defects.

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

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

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

We will consider the roofs itwo areas,
Main Roof

The main roof is a pitched hipped roofclad
with slate This meets the secomdof which

iIs a gable end roof and forms a valley gut
between the two.

In addition to thes two main roofs there is
rear single pitch roof and a flat roof over tl
kitchen area.

Circle shows where roofs meet an
form valley gutter.

Main slate roofs

These are original slate coverings and from
view within the roof we can see that there||
light coming through and therefore dampne
will be getting in.

Main slate roof joining rear roof
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Valley Gutters VALLEY GUTTERS

Please see our comments in f{
Executive Summary [

valley “——Hopper head
gutter ,
Down PL‘PC

Associated.co.uk©

Awkward Junctions

There are some awkward junctions to the rearff
this roof and unfortunately the flashing looks
have deteriorated which irturn will mean
dampness will get in. We could not gain acces;s
the rear roof properly and we were very limite
on our movements within the main roof due
the mass of insulatiofwe would not recommen¢P*

this amount of insulation in this age of property) J Awkward junction

ACTION REQUIRED : Please see our comments in the Executive
Summary about adding new lead flashing
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Protective Underlayer (Often known as the sarking felt or underfelt)

From the 1940s onwards felts were US pROTECTIVE UNDERLAYER Location of
underneath tiles/slates to Stop Wil openknown as an underfeit or sarking feit
damage and water penetration, these
more recent years have been replad
with plastic equivalents. These a
commonly known as underfelts but nq  =fe—10
the name is not really appropriate, &
felt is not the only material used.

protective
wnderla yer

Common Rafter
forming the pitch of the roof

©

Roof batten - )
‘\@9 Associated.co.uk

In this case this roofl o e s ndt havg a protective
underlayer. It simply has the slates protecting | —

property.

Often an older roof will have no protectiv
underlayer at all unless it has beesroefed post
war and then it will have a Hessian bagemen
membrane.

Most impotantly we can see that dampness is nq protective underlayeand
getting In. dampness getting in
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Flat Roofs

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

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

discharged from the roof but sits upon it, as this can soon lead to deterioration which flat
roofs are renowned for.

Rear Kitchen Roof

This has a mineral felt finish thabdks in
reasonable conddn with the exception of the
detailing where it meets the main parapet
and the on the felt edge detaiherether is no
gutter. Our concern with the flat roof is tht
detailing and the roof structure

Kitchen roof detalil Flat Roof on kitchen

The detailing leaves lat to be desired. There i%
no proper gutter as far as we can see and
the flashing has been repaired many times.

As far as we can see any rainwater will run
the roof and down the walls of the propef
causing dampness and deterioration.

ACTION REQUIRED: The detailing
needs to be improved with the addition
guttering and the flashings need to
replaced with lead flashing.

Repaired flashing
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Roof decking

We spoke at some length about this within {48
Executive Summary but weant to reemphasize s
thatit has not been possible to identify what thiss
roof decking is formed of. We have removed {
ceiling tiles in the kitchen and found athooks
to be a concrete finisbut also found rusting
which indicates it may be a reinforced concré
which makes sewsfor this size of roof. No guttering to theaar of the
kitchen roof

Possible concrete roof Tiles on kitchen ceiling

We can also see what looks like a tar under the
which looks like it was an attempt at making
waterproof.

Finally there is an outside chance that asbestos is i
cement ceiling. Asbestos anywhere ihet property _ .
increases the costs considerably when it needs removing.lles removed to see into roof
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ACTION REQUIRED: Ideally carry out test
to the kitchen roof before you commence w
this purchase. You should consider as fact t
you will need a new kitchen roof.

Rust on ceiling system

The latest Building Regulations require flat roofs to be ventilated. Building
Regulations are not retrospective but the reason for the requirement is to make
sure that any moisture that enters the roof construction is dispelled by way of
ventilation. We wuld suggest that if the opportunity arises ventilation should
be provided. This will stop the possibility of fungal growth above the ceiling

in the flat roof area.

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

All the roofs were inspected from ground level with the aid of a x16 zoom lens
on a digital cameraFlat roofs have been insptedthe flat roof itselfand
ground level.

Finally, we were only able to sespproximately sixty percemtf the main roof
from ground level via our ladder or via any other vantage point that we
managed to gain. We have made our best conclusions bpsadwhat we
could see, however a closer inspection may reveal other defects.

For further comments with regard to ventilation please see the Roof Structure
and Loft Section.
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.'_r

ROOF STRUCTURE AND LOFT v ,rrr “‘%&
(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE)

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

Main Roof

Roof Access

The main rood areaccessedn two areas.The left hand side of the roof is
accessed vi#he loft hatch locatedn thelandingand the right hand side roof
Is accessed via the front right habedroom In all cases access was limited
due to the mass of insulation or difficultyaccessViewing has been from the
loft hatches only.There are no loft laddes, electric light or secured
floorboards. We recommend that theme added, as it will make the loft
spacs safer and easier to uaad to inspect

We did have access to the kitchen roof bet ave spoken about that in the
kitchen roof section earlier. It is importahiatthis is read in full.

The loft has been viewed by torch light, which has limited our viewing
considerablyWe need to emphasize how limited our view of the roofs have
beenas due to the mass of insulation we did not feel it was safe to access the
roof as we normally wouléis we were working alone)

Roof Structure

ROOF STRUCTURE

g d
HAND CUT ROOF Rebeige bon

This type of roof structure has what
known as a cut timber roaofrhis is a R O
roof that is purpose made arthnd
built on site. Without the origing
design details we cannot categorical
confirm that there are no defect
however it is in line with what wg
typically see.

ISOMETRIC VIEW

7N ;
@ st) Associated.co.uk
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Roof Timbers

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

1 Structurally significant defects to th
timbers

9 Structurally significant dry rot

9 Structurally significant wet rot Looking at the roof to the right
hand side with mould on the

timbers.

FrontLeft hand side roo$howing Rear Left hand side roof showing
dampness getting in. damp getting in.

Our examination was limited by the general configuration ofrtio#, andthe
mass ofinsulationwhich restricted ouriewing from the loft hatchesVhatwe
could see was generally found to bepioor condition for its age, type and
style. This is for two reasons.

1. Rain is getting through and this is visible in the damp
timber.

2. The amount of insulation is starting to saumould to
the timbers due to lack of air circulation.
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ACTION REQUIRED : A lot of work is required to these roofs. We
would ultimately recommend #®ofing. Due to our limited view we
would also recommend that the roofs are cleared and we viils pect.

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

Fire Walls

The property hasne brick firewall which is locatedo the left hand side (all
directions given as you face the property).

Fire Walls Defined

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

Water Tanks

We could not see any water tanks.
Ventilation
The roof is naturally ventilated due there being no protective underlayer.

Howeverbecause of the mass of insulation we think this is causing problems
with air circulation.

Insulation
Please see the Thermal Efficiency Section of this Report.

Electrical Cables

We can often identify the age of an electrical installation by the agerioigw
found in the roof.In this caset was covered by the mass of insulation.

Please see our further comments in the Services Section of this Report.

Finally, we would ask you to note that this is a general inspection of the roof,
l.e. we have not exained every single piece of timber. We have offered a
general overview of the condition and structural integrity of the area.
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GUTTERS AND DOWNPIPES I ]

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

Defective gutters and downpipes are a common cause of dampness that can, in turn, lead to

the development of rot in timbers. Regular inspection and adequate maintenance are
therefore essential if serious problems are to be avoided.

Gutters and Downpipes ?

Plastic Gutters and Downpipes

The gutters and downpipes would origina
have been cast iron but most have now b
replaced with plastic.

_ - Small pipe outlefrom the canted
These looked in average condition apart frompay window that will leak and

there being no guttering at all to the kitchen these always get blocked.
area. Also the canted bay window to the front

of theproperty has the traditional 50mm

piping which alwaysecomes blocked

ACTION REQUIRED : We would recommend you stand outside the
property next time it rains heavily and see how well the drains cope with
the rainwater particularly looking at the guttering and jihats. We

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

Soil and Vent Pipe

These are plastic and are located to the
hand side and rear of the property. There h
been a lot of additions to the soil and v
pipes including very long runs of down pi
that look to have no fall on them at all.

Soil and vent pipe
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One of theseuns from the far right hand rea
bedroom to the soil pipe at the rear which
think is a blockage waiting to happen.

Long run ofSoil and vent pipe

Finally, gutters andlownpipes andoil and vent pipg have been inspected
from ground level. As it was not raining at tinme of the inspection it is not
possible to confirm 100 per cent that the rainwater installation is free from
blockage, leakage etc. or that it is capable of coping with long periods of heavy
rainfall. Our comments have therefore been based on ourdseshptions.
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WALLS <>6:m

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

The walls are constructexd brickworkwith render detailing to the froniin-
painted render detailing to the side and paingedier detailing to the rear.

Brickwork

The property is built in ayellow brick
originally in a lime mortar in Wwat is known :
as Flemish bond brickworkhich has been re|gs=
pointed in cement mortar -

The term Flemish Bond relates to the way t
bricks are bonded together and have a patf g
visible from the outside of the property thd
shows the end of the brick (faEx), then the Repointing to the cement mortar t
side of the brick (stretcher), then the end of  the front of the property

the brick, then the side of the brick, and thj
pattern repeats course after course, i TLPuStEoNE
headerstretcher, headestretcher.

The solid external walls may be liable t
penetrating dampness imally, dependent
upon their condition and their exposure to fl
weather. External faces should be kept]|..
good condition.

Stretcher

ISOMETRIC VIEW

a .
\629 Associated.co.uk

©

Before the 19th Century, the practice of building timbers into external walls
was almost universal. These were known as bondingetisn They are of
course prone to rot as solid walls allow dampness through. Unfortunately,
without opening up the structure, we are unable to confirm if this is the case.

Generally Flemish Bond brickwork is liable to penetrating dampness
internally, d@endent upon the condition of the brickwork and the exposure to
the weather. In this case it is essential that external faces be kept in good
condition.
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Lime every time

We would draw vyour|
attention to the cemen
mortar repointing that S R

has been carriedub on | ™" St
the exterior of the
property that we feel I ..
not appropriate to this
building.  Originally it (ist) Associated.co.uk©
will have been built with

a lime-based mortar and this is what should be used for apgirging in

the future.

CEMENT POINTING AND DAMPNESS D"‘é‘"‘“"'"

it

| drying out

The use of cement mortar causes detation to brickwork and does lead
to the face of the bricks deteriorating, which in turn leads to dampness.
This is a very important point

Render

Rear Render

The externalrear walls arefinished inwhite
painted renderWe are always wary when wj
see renderedproperties as it usually mea
they have been rendered for a partic
reason.

In this particular case we believe it is part
the original aesthetics and weould consider
the render to ben average to below average  pinted ender to rear walls
condition.

Right hand side render

The render on the right hand side is unpain
and has a stucco effect which is lining of t
plaster to make it look like ston&.his area
does not get much light and will be suscepti
to dampness which means you need to kee
render n top condition to prevent this.

Render taight sidewall
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Render Detailing

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

Drip detail over window

In this case we foundio drip detdi to the
windows but we can see there is deterioratif
and cracking over the windowRlease see ou
comments on Lintels in the Executive Summa

No drip over window

Bell Mouth detail

BELL MOUTH DETAIL
In this case there is no bell mouth detatlthe WALL
base of the property. ‘ ot
Plaster ] w2

ba:;t::faf// \BcLL Mouth
C raC kl n Associated.co.uk©
We can see some cracking in the render and these
needto be sealed as soon as possWe would BLOWN OR HOLLOW RENDER
remind you that any hairline cracks that appe 5 (
which tends to be the case with render, need t¢ render—» ! - -

sealed as soon as possible to stop dampnesg isles
water gettingin and causing blisters and hollo
areas.

- sometimes G

said to have \
lost its k
= _@) Asoclated.co.uk©

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

Painted render/painted walls

Independent Chartered Surveyors 47

6 0 0 Marketingby: 6 6 0
www.1stAssocated.co.uk
0800 298 5424

©

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



Lintels

We would refer you to our comments in regard to lintels in the Executive
Summary

Finally, the external walls have been inspected visually from ground level
and/or randomly via a ladder. Where the window and door lintels are
concealedby brickwork / render / plasterwork weannot comment on their
construction or condition. In buildings of thage timber lintelsfubbed brick
lintels and metal lintelsare common, which can be susceptible to deterioration
that is unseen, particularly if in caut with dampness.

Our comments have been based upon how the brickwork / render /vptakter

has been finished. We have made various assumptions based upon what we
could see and how we think the brickwork / render / plastde would be if

it were op@ed up for this age, style and type of construction. We are however
aware that all is not always at it seems in the building industry and often short
cuts are taken. Without opening up the structure we have no way of
establishing this.
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FOUNDATIONS

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

Foundations

Given the age of the property you may find different depths of foundations.
We would expect to find a stepped brick foundation possibly with a bedding of
lime mortar and possibly a ancrete foundationto the newer areas, for
example, the kitchen extension.

London Clay

This property stands on London claly.is, therefore, morsusceptible to
movement either settlement or heave depending uparotightions. Issues
with leakingdrains,treesbeing allowed tavergrow or if they have been cut
down can also cause problemss Ihot unusuaib have some settlement in
London properties.

Building Insurance Policy

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

It is your responsibility to check out prior to commitment to purchase that
insurance is available on the property on the basis of the things we have
reported in the surveyMuch as we would like to we are unable to keep up
with the changing insurance market and give you advice with regard to this.
Please remember to talk about any cracks identified within the property. Often
insurers will refer to progressive and Rprogresive cracking. Unfortunately

this is something we are unable to comment upon from aofinespection-

the Building Research Establishment recommend a year of monitoring of any
cracking.
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We would always recommend that you remain with the existing anser
company of the property.

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

Finally, we have not excavated the foundations but we have drawn conclusions
from our inspection and our general knowledge of thie, age and style of

property.

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

Trees within influencing distance of a property can affect the foundations by affecting the

moisture content of the soil.

Often within this age and style of property there are significant trees present in
the garden. We can see some of these still remaithaydare what we would
term within influencing distance, therefore you do need to maintain them.

We were pleased to see the Willow at the rear from the point of view that it
will hold the sloping site earth together and looks to be far enough away.
Howeverthe tree at the front of the propergithough we believe it has a

small root ballwill affect it.

ACTION REQUIRED: You need to consult an arboriculturalist i |n the
of 2012.We are not tree surgeons.

Willow Tree to the rear of the
property

Treelines— e Ky
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Influencing Distance Defined

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

Finally, insurance requirements with regdo trees have varied over the years
and in our opinion have got ever more onerous. We have seen the notifiable
distance of a tree away from a property to have been reduced over the years
and we reiterate our comments elsewhere within this reportdbatged to

make enquiries with regard to the insurability of your property in relation to
trees and other features when you purchase the property.

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

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

All modern properties should incorporate
damp proof course (DPC) and good buildiff
practice dictates that a differential of 150,
(6 inches) should be maintained between
damp proof cowge and ground levels. In th
case,the render detail went right down to thy =
ground both to the front, side and rear of {f = _
property. We would much prefer to see a b \\\
mouth detail to the base this would then Render down to the ground
reduce the chances of dampness.

BELL MOUTH DETAIL

WALL

INSIDE '
Plaster ]/ ‘/RZM‘"
— /
Your attention is drawn to the section of t A~
report specifically dealing with dampness. ey (P [

ground Level

©

@D Associated.co.uk

Finally, sometimes it is difficult for us to identify if there is a damp proof
course in a property. We have made our best assumptions based upon our
general knowledgef the age, type and style of this property.
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In properties with suspended floors you need to have an airflow beneath to stop
deterioration. The air is allowed to pass under the property by the use of airbricks.
Generally the rule of thumb is thatirlaricks are spaced every metre and a half
approximately, but this depends upon the specific circumstances of the property.

Low level Air Bricks

Surprisingly we did not see many air bric| Ak srick VENTILATES FLOOR VOID
considering it had a cellar to the front of t

property. wall—— 7]
¥ 4 Floor
) . 2 / .
We wauld have expected air bricks to th arbrick . ¢ : /w’; R SO

front and rear where there is a suspen g —— T
floor such as this cround —1 7 | Void belowfloor | | - Fleor
/ /L, e o L1 ioist
lCVCI bClOW .—%——«——#H l
Air bricks are essential to have a throu| arbrick (1) Associated.co.uk©

flow of air as this helps to reduce the
chances of wet rot, dry rot and woodworm.

Finally, we have made our bestsumptions based upon our visual inspection
of the outside of the property and our general knowledge of this age, type and
style of construction. We have not opened up the floor, unless we have
specifically stated so in this section.
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n
FASCIAS AND SOFFITS AND WINDOWS AND DD ]
DOORS DD

This setion covers fagas, soffits and bargeboards angindows and doors, and any
detailing such as brick corbelling etc.

Fascias and soffits offer protection to the rafter feet and also allow the securing of the
guttering. Windows primary functions are tonaitllight and air, but they also have thermal
and sound properties. The doors allow access and egress within the property.

Fascias and Soffits

At the front of the property we have son
ornate decorative fascias and soffits. To the 1
are plain facias and soffitsThe fascias anA
soffits arepaintedtimber.

ACTION REQUIRED: Werecommend
work in the summer of 2013 in the form
of repair and redecoratioNlake sure
gutters and downpipes are watertight
before carrying out any work on fascias
andsoffits.

— |

Decorative fascias and soffits to tr

front

Plain Fascias and soffite the rear
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Windows and Doors

The property hasome magnificent larggeingle
glazed timber sliding sash windowasd doors
We would comment that the sliding sa
window was a revelation in its day. We als
find that some of these stick when weg to
open them as was the case in this instance.

Sash windows
ACTION REQUIRED: We would refer you to our comments in the

Executive Summary about rotten windows and also the lintels.

Repairing sash windows can be an expensive hobby.

General Information on Slidin g Sash Windows

If you have not lived in a property with sliding sash windows

previously, you should be aware that typically they are draughty

and rattle. There is no easy way to eliminate this problem. In our

experience, a general ease and adjustment of t he windows and the
addition of a plastic tube draught sealer (available from most DIY

stores) and regular redecoration is the best option to minimise the

draughtiness of the windows in this case. Horizontal Sliding Sash
Windows (sometimes known as York Win dows).

Finally, we have carried out a general and random inspection of the external
joinery. In the case of the fascias and soffits it is typically a visual inspection

from ground level. With the windows and doors we have usually opened a
random seletion of these during the course of the survey. In this section we

are aiming to give a general overview of the condition of the external joinery.

Please also see the Internal Joinery section.
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EXTERNAL DECORATIONS

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

There isa considerable amount of external decoration with this property
particularly to the rear. There is also considerable work to the windows
required.The paint on the render at the rear of the property is a protective coat
and you need to ensure you have tilght type of paint to carry out the work
and to seal any hair line cracks as quickly as possiilgresent there are
hairline cracks and would recommend on the day you move in that you seal
these cracks.

Finally, ideally external redecoration is recoended every four to five years
dependent upon the original age of the paint, its exposure to the elements and
the materials properties. Where painting takes place outside this maintenance
cycle repairs should be expected. Ideally redecoration shoutdrbied out
during the better weather between midril and midSeptember.

Please see our comments in the External Joinery section.
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INTERNAL

CEILINGS, WALLS, PARTITIONS AND FINISHES L1 1

In this section we look at the finish applied to the structural elesnench as the
plasterwork applied to the ceiling joists, walls or partitions, together with the construction

of the internal walls and partitions.

Ceilings and cornicing

From our visual inspection of the ceilings and our general knowledge of this
age and type of construction we believe that the ceilargslikely to belath
and plasteor though there may have been some plaster board used in newer

repaired sections.

Unfortunately the cornicing has been paint
rather than lime washed. This damegan that
the detail of the cornicing has been lost o
the years. Extensive repair work will
required tomakethe features fully visible

PaintedCornicing

Lath and Plaster Defined

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

Plaster

LATH AND PLASTER CEILING

Plaster - keyed
above laths

Jgt\ Associated.co.uk©
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Internal Walls and Partitions

These are, we believare predominantly solidn construction It is of course
Impossible to determine the construction without opening up the walls and
have therefore taken an educated guess.

Perimeter Walls

Originally these would have been constructed with a wet plagtssbly a
lime plaster From tap testing we thinkhere is still a lime plaster in most
places

Again, we cannot be 100% certain of the wall construction without opening
them up which goes beyond the scope of this report.

This comment has been based on theklof the wall which is relatively
A s mowhith undulates slightly which we typically find on walls that were
originally lime based.

Finally, ceilings, walls and partitions have been inspected from floor level and
no opening up has been undertakenlgss permission has been obtained by
yourselves). In some cases the materials employed cannot be ascertained
without samples being taken and damage being caused.

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

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

The chimney breasts are located to the left hand, sidddle andright hand
side (all directions given as you face the front of the property).

At the time of thesurveyonechimneywasin usein the main loungeWNe were

not able in this instance to follovihé chimneys through as we have not had
access to properly view the roof space. So while we could see the chimney
breast externally on the right hand side and we could see the chimney breasts
at ground level and first floor in the centre of the propertycamnot confirm

they are in the roof space. The left hand chimney could not be located at all.

Any chimneys that you do not propose to use should be capped and ventilated
to prevent dampness.

ACTION REQUIRED: Your legal advisor to check and confirm
if the chimneys have been removed.

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

Your Legal Advisor needs to specifically check with the Local Authority for
removed chimneys and associated claynbreasts and Building Regulations
Approvals and advise by-mail immediately if chimney breasts are found to
have been removed. We would recommend opening up the structure to check
the condition. If we are not advised we will assume the relevant Building
Regulations Approval has been obtained.

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

Please also see the Chimney Stacks,Fhastion of the neort.
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FLOORS e

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

Ground Floor

Suspended Timber Floor

AlR FLOW BELOW SUSPENDED FLOOR
The floors of the property ar - floor
suspended  timber  floors with wall ) Fa
embedded timbersThe danger with — 7
this type of floor is the embeddq ., ...
timber starts to rot. Whilst repairs cq “**f 7 -
be carried out they are awhrd. In
this instance we have not been able (150) Assoctated.co.k©
view these properly as we have nort
been able to gain access into the cellar s
DAMP TO FLOOR JOISTS
properly. |
Gutside | ” Inside /-~ Floor
ACTION REQUIRED: the whole \';
cellar area needs clearing out to give o
proper accesbeforeyou legally commit P x .
to purdase the property. wi j"m:t”“’
! ‘ (1) Assoctated.co.uk®

Stored items in cellar
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First Floor

We have assumed that the first flo JOIST AND FLOORBOARD CONSTRUCTION
construction igoist and floorboards with
embedded timbers, as this is typical in t
age of propertyWe would expect somg
damage and deterioration to the floo
We noted woodworm patterns within th

Floorboards

floors. .

There are also exposed timbers whic il ISOMETRIC
. . eiling v

could cause deterioratioto the floor e

itse |f ny Associated.co.uk

ACTION REQUIRED: Ideally the floor needs opening up to have an
examinatiorcarried out

Joist and Floorboard Construction Defined

These are wusually at first floor

level consisting of a joist supported DAMP TO GROUND FLOOR JOISTS

from the Outside nside

external walls, either built in or, Wikl Avea of rot

in more modern times, sitting upon B

joist  hangers, sometimes taking

additional  support from internal ground

walls, with floorboards fixed down

upon it. Joist set into
dawp wall

7\
st)l Associated.co.uk

=N

©

e

Finally, we have not been able to view the actual floors themselves due to
them being covered witfitted carpets, floor coverings et€he comments we

have made are based upon our experience and knowledge of this type of
constructim. We would emphasise that we have not opened up the floors in

any way or lifted any floorboards.
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DAMPNESS

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

Rising Damp

Rising damp depends upa RISING DAMP

various components including th Asing danp
porosity of the structure, thg Outside

supply of water and the rate ¢ “// floor
evaporation of the material /

amongst other things. §ing
damp can come from the groun ground Level
drawn by capillary action, to
varying degrees of intensity an
height into the materials above. foundation ~

dampness

floor joist

Associated.co.uk©

A random visual inspection and tests with
moisture meter have been taken to 1
perimeterwalls and some internakalls. In
this particular case we hat@und risingdamp
and we would comment as follows

ACTION REQUIRED : Please see th
Executive Summary

A

Testingand findingrising damp'
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Lateral or Penetrating Dampness

This is where water ingress occurs throu

. . LATERAL DAMP
the walls. This can be for vaus reasons roof
such as poor pointing or wall materials @
inadequate gutters and downpipes, such
poorly jointed gutters.

gutter

Outside

We used a damp meter on the exter
walls. We have not found dampnes
However we do feel that if work is ng
carried out on the exter of the
property then lateral damp will occur.

dampness coming
through walls

) :
(st) Associated.co.uk
N—rt

Condensation

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

At the time of the inspection thergere no obvioussigns of condensation
However we suspect @h within the small shower rooms that condensation
occurs and we could not see any extract fans in kitchens and bathrooms.

However, it depends upon how you utilise the building. If you do your
washing and then dry it in a room without opening a window wall, of

course, get condensation. Common sense is needed and a balance between
heating and ventilation of properties. Normally opening windows first thing in

the morning resolves most condensation issues

Kitchen condensation

Given the constructio of the kitchen roof which is concrete and the poor
detailing that allows water to run down the walls we are sure condensation is
likely in this area.

Independent Chartered Surveyors 64

6 0 0 Marketingby: 8 0 0

www.1stAssocated.co.uk
0800 298 5424

©

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



Extract fans in kitchens and bathrooms

A way of helping to reduce condensation is to have gotd&xfans within
the kitchens and bathrooms.

ACTION REQUIRED: We would recommend humidity controlled
extract fans be added to kitchens and bathrooms.

Finally, effective testing was prevented in areas concealed by heavy furniture,
fixtures such as kthen fittings with backboards, wall tiles and wall panelling.
We have not carried out tests to BRE Digest 245, but only carried out a visual

inspection
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INTERNAL JOINERY E::m

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

Doors

The doors arestripped panel doorswhich
woul dndt have boegnallyi
the doors would have been paintdthey are |
however a popular door style.

rty

Staircase Stripped panel abor

We noted that the underside of the staircase was exposed. It is more normal
today to have a half hour fire barrier to stop fire spreading from the ground
floor to the first floor in a worscase scenario. You may wish to take a view

on whether you adthis.

Skirtings

The skirtings range from approximatelyGibmto 500nm. The older grander
style skirtings are still preseanhd area nice feature of the property.

Kitchen

Please see our comments regarding the kitahére Executive Summary

We fowund the kitchemunits weran average conditiarsubject of course to
some wear antear as one would expeetthough we would say they are from
the cheaper end of the market.

We have not tested any of the kitchen appliances.

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

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

Dry Rot

Dry rot is also sometingeknown by its Latin name Serpula lacrymans. Dry rot requires
constant dampness together with a warmish atmosphere and can lead to extensive decay in
timber.

We have not visually seen any dry rot during the course of our inspection.
We would advise thatve have not opened up the floors and we had a limited
view of the roof

Wet Rot

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

We noted wet rot within thewindows Please see our knife test photoda
associated comments. We suspect there may be wet rot within the floor joists
although we have not been able to see it. We can some deterioration to the
fascias and soffitsAgain, we would advise that we have not opened up the
floors and we had a limiteview of the roof

i
{ ]

Woodworm ()

Active woodworm can cause significant damage to timber. There are a variety of
woodworm that cause different levels of damage with probably the worst of the most well
known being the Death Watch Beetle. Many older ptegsehave woodworm that is no
longer active, this can often be considered as part of the overall character of the property.
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The roofis the main area that we look fd

woodworm.

In this instance there is a mass of insulat
within the roof that Imits our view. We did
notice to some of the exposed floor boar
that there were signs of old woodworm. It
most important to establish  whethg
woodworm is active or notMany good old
properties will have noeactive woodworm. In

this case we think theris a possibility of

woodworm activity although we did not note any that waucturally
significan® .In many properties there is an element of woodworm that is not
active. Our inspectiorwas restricted by insulation covering some of the
timbers in tke roof, as it is restricted throughout the property by general
fixtures and fittings.

Woodworm

ACTION REQUIRED: If you wish to be 100 per cent certain that
there is no woodworm the only way would be to check the property
when is emptied of fixtures and fitting&ce

Finally, when you move into the property, floor surfaces should be carefully
examined for any signs of insect infestation when furniture and floor coverings
are removed together with stored goods. Any signs that are found should be
treated to prevd it spreading. However, you need to be aware that many
damp and woodworm treatment companies have a vested interest in selling
their products and therefore have fairly cleverly worded quotations where they
do not state if the woodworm they have founddigs ct i ve 6. You
them specifically if the woodworm is active or not.

We would also comment that any work carried out should have an insurance
backed guarantee to ensure that if the company does not exist, or for whatever
reason, the guaranteessll valid. More importantly it is essential to ensure
that any work carried out is carried out correctly.
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INTERNAL DECORATIONS

With paints it should be remembered that up to 1992 lead could be used within paint and
prior to this most textured patis (commonly known as Artex) contained an element of
asbestos up to 1984, so care should be taken if the paintwork looks old and dated.

Internal decorations are in averaigeabove averageonditionand are very
much the focus of the refurbishment widgard to the interior.

You may wish to redecorate to your own personal taste.

Finally, we would draw your attention to the fact that removal of existing
decorative finishes may cause damage to the underlying plasterwork
necessitating repairs and madgigood prior to redecoration.

Independent Chartered Surveyors 69
6 0 0 Marketingby: 8 0 0

www.1stAssocated.co.uk
0800 298 5424

©

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



5
CELLARS AND VAULTS < l _

Cellars and vaults tend to be found in older properties and offer a useful space, although
usually they are damp, unless some treatment has taken place such as the tanking of the
walls, which is a lining process, onaxternal damp proofing membrane of some type has
been added, or if internally the walls have been lined, therefore hiding the damp. Cellars
are often susceptible to flooding from excessive rain, rising water table levels or even
blocked drains.

The celar is accessed via the flaps as you enter the prop&feycould not
access the cellgroperlybecause afhe amountof stored items

ACTION REQUIRED: We are more
than happy to returto view the cellar &
once it has been cleared.

Large amounbf stored itens in
cellar

Finally, we hae made a visual inspection of the cellar only and have no way
of knowing what the construction is without opening up the structure.
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