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GENERAL INTRODUCTION

Firstly, may we thank you for using our services once again and your kind instruction of
???Datewe have now undertaken an independent Building Sueleg known as a
Structural Survey or a Level Three Building Survélis Building Survey was carried out
on???Date

As you may recall, 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 &
summary of our findings.

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

As we mentioned previously, we are aware that a report of this size is somewhat dauntin
and almost ofputting to the reader because of this. Again, we would stress that the
purchase of a property is usually one of the largest financial outlays maiizi(ady when

you consider the interest you pay as well).

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

We obviously expect you to 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 recommenc
you read first so that you get a general feel for the way the report iswritte

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

as easy as possible.

This Building Survey is confidential and not to be shared with the vendor (seller) or estate
agent or parties working on their behalf without written consent from the surveyor that has
produced the Building Survey. During the course of discussions/negatiavith the
vendor/estate agent/parties working on their behalf if they wish to see the Report we sugge
you ask them which specific section and send them this section via a photograph or a sca
The Report remains our copyright and should not beodeged without written consent
from the surveyor.

THANK YOU
We thank you Mrs ???Naméor using our building surveying services and as we
would usually meet clients during the survey, whichwei dndét i n this c:

ask that you telephone us once you have read and digested this report.
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REPORT FORMAT

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

GENERAL/HISTORICAL INFORMATION

This has been given in the survey where it is considered it will aid understanding of the issues, o
be of interest. This is shown in Aitalicso

TECHNICAL TERMS DEFINED

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

A PICTURE IS WORTH A THOUSAND WORDS

We utilise photographs and sketches to illustrate issues or features. In som
photographs a pencil, pen, circle or arrow has been used to highlight a specific are:
We also use sketches to give guidance and clarity on various issues in the proper
and we use them to help you understand the issues, scenarios and situations better.

ASBESTOS - OUTSIDE

Chimneys & flues - \ Roof
A xf === R tiles
Gutters & ' »
\ C[(L:W: r? A i = Tascias
PP I 1 i T j L _L' & soffits
| Roof = o [ ,, =1

S
| folt | N

=
~— . % windows & in doors

©

ﬁsty Associated.co.uk

Slates may have asbestos conten Areas where asbestos can be foun

ORIENTATION

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

ACTION REQUIRED AND RECOMMENDATIONS

We have used the terACTION REQUIRED where we believe that there are items
that you should carry out action upon or negotiate upon prior to purchasing the
property. Where a problem is identified, we will do our best to offer a solution.
However, with most building issues, there are usuabyyrways to resolve them
dependent upon cost, time available and the length of time you wish the
repair/replacement to last.
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SYNOPSIS

SITUATION AND DESCRIPTION

This is a midterraced property with a single bay to the front. The property has been
extended and amended over the years including aesdehsionwith a hidden flat
roof.

The property has a small garden to the front and a smallish garden to the rear wit
paving adjacent to the house and a shed and fence to the rear where there is a right
way footpath. Parking is on a first come, first served basis. There are parking
restrictions in place however there was plenty of parking on the day of our survey.

We believe that the property was built in the Victorian/Edwardian era, the present
owners thought it was built in 1910.If the age of the property interests you your
Legal Advisor may be able to find out more information from the Deeds.

We have carried out a brief inspection to ascertain if the buildingtisnallylisted
via the website HistoricEngland.org.uk/e havenotfound it to be recorded
asnationallylisted or in aconservation area, however it may have local listing
which needs to be checked.

ACTION REQUIRED: Your legal advisor needs to check and confirm all
of the above.

Putting Life into Perspective!
Some of the things that were happening around the time the property was built:

18371901 Victorian era of building generally means dnylding constructed
during the reign of Queen Victorithe architectural style continued
afterwards and there have also been Victorian revival styles over tt

years.

1878 Electric Street Lights were installed, lighting the way for Londoners

1901 The first ever Nobel Prizes were awarded.

1918 Average house price £195, with the average wage being £141
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LOCATION PLANS

Note;
The photographs identify tHmiilding and is not necessarily where the boundaries,
etc are
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EXTERNAL PHOTOGRAPHS

This is a mixture of externals of various different properties we have surveyed.

Front garden Rear garden
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ACCOMMODATION AND FACILITIES

(All directions given as you face the front of the property)

Ground Floor

The ground floor accommodation consists of:

1)  Entrance hallway and stairs

Dining Roam
4.59 ¢ 3.59
1517w 119"

2)  Reception room front right
3) Dining room middle

Up

4)  Kitchen rear left

Reacapion Hoom
: 4.08x 3.51
135" x 116"

First Floor

Bedroom
263x249
ga"xg" N

The first floor accommodation consists of:

Lup

(AT

5) Landing

6) Bedroom front

Bedraam

7)  Bedroom rear left g4
8) Bathroom rear right -
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Top Floor / Rooms in Roof

Thetop floor accommodation consists of:

9) Main bedroom with ersuite shower room

- Badroom
~ 48.18x 458
2003 x 150"

Finally, all these details need to be checked and confirmed by your Legal Advisor.

® 0 0 Marketingby:® & O

www.1stAssociated.co.uk [=] =]
0800 298 5424 &
All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prot st/ Asseciated.co.uk E

Page9 of 103



INTERNAL PHOTOGRAPHS

The following are a sample of interraiotographs from many different properties we have surveyed.

Ground Floor

Entrance hallway Stairs

Reception room

]
Dining room middle Kitchen rear left
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First Floor

Bedroom front with fireplace Bedroom frontooking towards
window

Bathroom rear right

Bedroom rear left Landing
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Top Floor / Rooms in Roof

Landing

Stairs

Roof extension

Main bedroom with ersuite
shower room
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SUMMARY OF CONSTRUCTION

External
Chimneys One brick chimney to right
Main PitchedRoof Pitched, clad with manmade slates watd andnewer

slates olderslates may have asbestos content
Two roof windows
Parapet walls to left and right

Main Roof Structure  Not visible,assumeut timber roof with amendments
Protective Underlayer Not visible
Front Bay Roof Pitched, clad with slates

Rear Hidden High Lev¢ Flat roofcovered with mineral felt.

Flat Roof One roof window

Rear Low Level Flat Flat roof covered with mineral felt
Roof Over Kitchen

Gutters and Downpipe: Plastic

Soil and Vent Pipe Cast ironand Plastic

Main Walls Flemish bond brickwork, cement mortar.
High Level Walls Vertical tiling with Julietbalcony
Extension Walls Stretcher bondrickwork to rear, looks to have been alte

where a door has been filled
Fascias and Soffits Plastic

Windows and Doors  Plastic sliding sash, double glazed windows with trickle
vents
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Internal

Ceilings Lath and plaster with plasterboard and paprietary
boarding replacementissumed without opening up the
structure we cannot confirm this

Perimeter Walls Wet plaster and dry lining

Internal Walls Predominately solid

Ground Floor Suspended timber floor to original building atwhcrete to
the reafassumed)

First Floor Embedded joists with floorboards

Second/Top Floor Not seen, assunstrengthened ceiling timbers ogplaced

with floor joists

Services

We believe that the property has a mains water supply, micEimage, electricity and

gas.

Drainage Hidden manhole to front covered with decorative stone
manhole to rear set within the pavarea

Gas The consumer unit was located under the stairs

Electrics The electric fuse boardis9 8 0 60 s aAntl 8 BdAtéds
under the stairs

Heating There is avall mounted Vaillant boiler located in a

cupboard in the front main bedroom, the owner advisec
boiler was installed i???Dateand last serviceth ???Date

All assumed as we have not opened up the structure.

ACTION REQUIRED: Your LegalAdvisor needs to check and confirm the
above and advise us of anything they require further clarification on before
legal commitment to purchase the property.

® 0 0 Marketingby:® & O
www.1stAssociated.co.uk [=] F-i[=]
0800 298 5424

; @
All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prot st/ Asseciated.co.uk E
Pagel4of 103



EXECUTIVE SUMMARY

Summaries are not ideal as they try to précis often quite corn
subjects into a few paragraphs. This is particularly so in a sumi
about someoneb6s futur e hoeguess
what their priorities are, so it is important the Reporead in full.

It is inevitable with a report on a building of tmature that some of the issues we
have focused on you may dismas irrelevant and some of the areas that we have
decided are part of the O0characterdo o
We have taken in the region D0 photographs (including 360 degree/aerial photos)
during the course of this survey and many pages of notes, so if an issue has not be
discussed that you are interested in or concerned about, please phone and talk to
before you purchase the property {lmdeed commit to purchasing the property), as
we will more than likely have noted it and be able to comment upon it; if we have not
we will happily go back.

We have divided the Executive Summary
to help distinguish what in our mind are the main issues.

Presently, there is an interesting property market which we feel is being affected by
Covid, the Ukrainian War, energy crisis and inflation and you need to make an
assessment as to how it is affecting you.

Once you have read the report we would recommend that you revisit the property t
review your thoughts on the building in light of the comments we have made in this

survey.
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THE GOOD

Survey reports often are fulgl odmonlgygotwe laald
with some positive comments on the property!

1.0) The roof extension has been carried out, giving you the benefit of the space
without having the disturbance, expense and uncertainty of timescale, etc, o
carrying out the work.

2.0) The decorative standard, probably due to the owner being a painter anc
decoratoy although equally this does mean that there camitdéen latent
defects.

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

THE BAD

Probl ems [/ i ssues raised in the Obadd section
However, a large number of them may sometimes put us off the property.

1.0) Main pitched roof

The main pitched roof is clad with manmade slata mixture of older and newer
slates. The older slates look like they may havelamenbf asbestos.

Asbestosoof slates ? Slates my have asbestos conte
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We would advise we are not asbestos surveyors and would recommend asbest
surveyors are instructed and that you have your own asbestos survey carridf@ out.
cannot be certain but would comment they are a wdoteuredslate whichare
generallymanmade and the older slates had an asbestos caltkenigh it can be

relatively small.

ACTION REQUIRED: The only way to be one hundred percent certain
with regards toasbestos in a property is to have @iestos report with
samples taken and the recommended action carried out.

We would always recommend any asbestos is removed from a property as |
can not only be dangerous, it can affect the value of the property.

ANTICIPATED COST: £500- £1,000 for an asbestos report with
analysis of test samples and advice on the best way forward. Asbestos
costs can vary considerably; we are forever surprised at the variety in

quotes.

Please obtain quotatioefore legally committing to purchatees

property

2.0) Hidden flat roof i _parapet walls leaking?

There seems to be leaks to the parapet wadth left and right sidgnd alsao the
roof windowwhich has a felt flashing which is not ideal, we much prefer to see lead.
The left parapet wall and the roof window are highlighteldiue

High levelflat roof and parapet

.........

Left parapet waland roof winGov

Water mark leak from roof

walls leaking window ?
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Parapet walls formed in brick

Unfortunately, in our experience, brick parapet walls can allow dampness through.

ACTION REQUIRED: Ultimately the only way to stodampnesss to cap

the parapet wall or yooould put a coping stone on them after removing the

top course of brickwork.

ANTICIPATED COST: All of these are quite costly and for a capping or

new coping stone we would expect costs in the region of £5£00,000 plus

access scaffolding or access via the roof window that we discuss below; pleas

obtain quotations before you legally commit to purchase the property.

rznrupcth“with Brick(lapingtovlrop PARAPET WALLS Gﬂ‘PLV\,@S Z;TAWPZ;;:?LLS cotig s
; No Dﬁp Detail Sr.r.n \ \‘/
,f € Ul NoDrp Devs silla s o Correst drip
[ f‘lashing - ’ “
o - 11§t Associated.co.uk©
Par'apctwa“ 4 Roof Parapet wall Roof COpIng Stone
1st Associated.co.uk© PLAN (TOP) VlEWOFPARAPET— r——
: : | '; |
Brick copin — |
Ping =
T,
water gets into joints -
t
l ————
With caping no exposed joints
\1§t Associated.co.uk©
Capping
Difficulty of accessing thehidden flat roof
The property has had a loéixtension part of Add Safe Access to [Flat Roof
which has included adding a hidden flat rg P
which is not unusual. However, in this particu Access vith safcty
there is no easy way to access the hidde e e
SgFe, y way | s N, o TltRoof
roof as far as wean see (unless we are mistak o=
and the owners can prove otherwis€)he roof | |
window does not open and there is no safety I | o
for a harness line or similar to allow safe access & deciiesionich
the roof which would mean expensive scaffoldi Add safe access
would be the only way to access the roof.
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ACTION REQUIRED: Add a roof window that opens and gives access to
the roof and then secure a safety bolt to allow the use of a harness.

ANTICIPATED COST: £1,000- £2,000 to add a safe access system.

Please obtain quotations before you legally commit to purchase the property.

3.0) Hidden dampness

We think there may be hidden dampness behind the dry lined plastered walls and tf
wet plastered walls of the parapets located to the left and right of the property. Or
the left side we can see staining to the walls which could be coming from the roof
window or through the walls which is quite unusual. We would comment that the
standard of decoration is above average and this could be hiding latent defects. Tr
owners advised they had last redecorated this year so this is unusual.

ACTION REQUIRED: We have spoken earlier about how to resolve the
dampness getting into the parapet walls and if there is a problem then once thi
area has been made watertight replace the plaster. Please note this is a wo
case scenario and you do need to monitorst but we do need to make you
aware of it. Webelieve this should baéiscusedfurther.

4.0) Dampness

Front dampness

We found dampness to the front of the property which we believe relates to the
downpipes and hopperheads leakirigmay be as simple as closing up the jaint

the bottom of the hopperhead (small blue circle) or it may be that there is too muct
water going into the hopperheadd it blocks; we would recommend replacing with

a larger hopperhead if this is the case.

We also noted that there are plants to the corner of the property highlighted in greer

As much as we like plants it may reduce sunlight getting to the area and general a
movemenandwo n 6t al l ow the area to dry out
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a

Front hopperhead leaking

Plants to front of prperty

Finally, we would draw your attention to the downpgrelthe gully which may be
overflowing which generally could be sorted out with a better gully.

GULLY

Gu"_q sitting at the
bottom of roof

r{mma_ge PiPe

Q y/ Qgt‘l Associated.cu.uk©

Gully

Downpipe discharging onto groun

Rear dampness

The rear left hopperhead looks to be taking the wiaben the flat roof as well as
from the rear roof of the property. Again, we think this may overflow.

Hopperhead with Overflow

Ho rhcad, increases
thel dapacity of the

rainwater

P i ) S L AEE { / 1st\ Associated.co.uk©
4 A by ¥ / '] '
4 o / w Hopperhead

Rear left hoppe/rhead overflowing
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ACTION REQUIRED: A larger hopperhead may be needed.

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
hopperheadguttering and the joints.

ANTICIPATED COST: In the region of £,000 - £2,000; please obtain
quotations before you legally commit to purchase the property.

5.0) Suspended timber floor- air vents and dampness

Another contributing factor to the dampness could be the suspended timber floor an
the air vents.The air vent are to help airflow underneath the timber floor to help
reduce the possibility of wet rot, dry rot and wakatroying insects

AIR FLOW BELOW SUSPENDED FLOOR AlrFlaw o Suspended Floor
-
Outside P T Inside ‘ gzs;mar
Y Floor
/| ’ "
wall < A Vs Hoorcovermg ) | i i
[ Vs F]oorjoist e i
AirVent ~ " _Ab—F = == Suspcncled [
s - i Adjoining
venilates € N Floorvoid | | > ground | peen
rH S floor
floorvoid | Eesar — e |
Py
1st ) Associated.co uk© i 1 ) i ©
Ist) -co. Air flow under floor via vents  (1st) Associated.co.uk
Suspended timber floor Airflow

To the frontand reanof the property there has been pavaagled Unfortunatelythis
has resulted in the auents now being low and we belietteey may beacting as

guttersand allowing water in

For exampleunder thefront entrancedoor.
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-

vent Whitei low damp proof course

Front ar ventacting as gutter Front air

Bluei Air vent

Unfortunately, whoever has carried out the paving to the frontread has no
understanding of older properties and how this type of property needs airflow
underneath it.

ACTION REQUIRED : Normally we would recommend protecting the air
vent however in this case in both instances we would recommend monitoring
and if water is getting in we would recommend reducing the height of the
ground / taking out the paving slabs to stop water gettitgrough the air
vents.

ANTICIPATED COST: If the ground has to be lowered this could be
expensive and we would expect costs in the regidil @f00- £3,000. Ifitis
the case of protecting the air vents then it would be less.

Please obtain quotatiofefore legally committing to purchatee property

6.0) Paving to rearholding water ?

As already mentioned, there has bpawing added to the rear which is quite popular
however in this instance the paving looks to have been added on the existing grour
level therefore reducing the height to the air vents and also to the damp proo
membrane thawe have already mentionedt is very difficult to be certain on a dry

day but it does look like the rear area is holding waitel dampness is susceptible in
this area and indeed we found damags in our damp meter readings
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Damness possible in this area

Rear paved@drea

ACTION REQUIRED: The area needs to be monitored. If water is being
held in this area then we would recommenférench drain and/or land drain
diverts the water around the property and is discharged into a manhole (subjec

to obtaining approval) and/@ soakaway added (which will be additional
cost).

5|igl1t Slopc And Dampncss

Q Add Drafrsge ASAP SOAK AWAY

Land Drain And/QOr French Drain
\ MODERN SOAK AWAY
Rainwater runs into soak away 3-+4m
BWBU 4‘[‘0"’1 H‘M“ IVIII[(‘llﬂg

o o
Inimin!

|
|
& M B .
~<%_—Drains
S

e
=

B Soak away

*1st‘1 Associated.co.uk

Soakaway

©

Prainage pipe to soak away

©

<@ Associated.co.uk
French drain

ANTICIPATED COST: This work is likely to be costly and will involve

removing quite a lot of the paving which is a shame however we cannot see
any other way of doing it.

We would expect costs ihé region of 5,00Q please obtain quotatiobgfore
legally committing to purchase the property
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7.0) Inappropriate Cement Mortar Re-pointing

We would draw your attention to the ceme=t
mortar repointing that has been carried out on {
exterior of the property that we feel is no
appropriate to this building. Originally, itomd
have been built with a limbased mortar which
allows the building to breathe.

Cement repointing causes deterioration
brickwork and does lead to the face of brecks s !
deteriorating known as spalling and also leads Cementrepointingcausingdamage
dampness and cracking. to bricks for exampleredbricks

Repointing Defined Repointing [ xplained

This is where mortar weathers over time and Repointing

is then repointed to a depth of between 10 \ Westhered Forting Old mortar is removed
15mm typically, this does depend upon the Water carchully typically 15 mm
type of mortar. We believe that the collects prsslomorend new
repointing should match the original PPt
mortar. A typical problem that we come ¢ Andwalls ™. New appropriate
across is whe re soft mortars originally j”cw"’c J moiEar

have been used and have then been repointed damp e o Lwie
with a hard mortar. This then can cause (@) Associated.co.ik©
deterioration to the brickwork and Repointing
dampness.

Lime Every Time and Lime Takes Time

Re-pointing is required in a lime based mortar and this is what should be used for an
repointing in the future as this all
dampness.
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CEMENT POINTING AND DAMPNESS Original line

wortay

Spalling
Outside Inside \
[ | Cement re-pointing
- \ -
TR s Moisture from us i
R I_, washing, breathing, etc > e
Drying out — Dampess getting )| Coment / dampness
e drying out imtp structure but \\. «dt| mortar

cannot ot out \-\‘ <

; ©

(1st) Associated.co.uk

ACTION REQUIRED: Find the oldest/most experienced bricklayer/mason
you can who is skilled in using lime mortar and ask them to work on your
property ideally during warmer days. A programme of work then needs to be
carried out on replacing cementpeinting with lime. This building needs to

be able to breathe again.

ANTICIPATED COST: To repoint to approximately one metre higthich
Is how we would staytve would expect costs the region oE2,500to £5,000
To carry out the remainder of the property we woenMgect costs treble to
quadruple this amount as scaffolding would be required.

Please obtain quotatiofefore legally committing to purchatee property

8.0) Top floor extension does it have Planning Permission and Building Reqgulations
Approval?

The present owners advised in our vendor questionnaire the loft extension wa
completed before they purchased the property?PDate Unfortunately they did
not provide us with any further information

Planning Permission Defined

This relates to the aesthetics of how a building looks and how it
fits in with the environment.
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Building Regulations Defined

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

ACTION REQUIRED: We wouldspecifically ask fordetails ofBuilding
Regulations and Planning Permission approval in relation todfextension.

We would be more than happy comment on this if forwarded to us and we
would be more than happy to speak to the builders if there is any information
in relation to them.

Your legal advisor should also check and confirm if there is any form of
guarantee for this work. It iery difficult for us to comment as we have had
minimal view of the roof extension structure.

9.0) Heat gain and heat loss within the roof extension

We have not been able to open up the ceilings however we can see ttallirige

have been formed partly in the flat roof and partly in the pitched roof. We have beer
unable to establish how much insulation is in these however we can say from ou
experience that where bedrooms are fornmedhe roofthey can during the hot
weatherhavesome heat gain unless they are very well insulated and equally in the
colder weather wilhaveheat loss.

Hidden Flat Roof

( -y ; " ~ - [Flat Koof
i - 2 Pitched Roof 3
| '+ 4 7
. e AR
™ sl g Fiched Roof m ot | 1 o

/ < ;? ol vcvof windcws for bight i W
‘ !
S |
' ol . — 1
. < »-—-—-
A\ N C
i 4 \1st ) Associate . __ ko
1 ‘# J

Sloping ceiling Heat loss

ACTION REQUIRED: You need to be aware of this and consider this a
characteristic othis property. We can advise you further if we are provided
with drawings and photographs with regard to what work was carried out or if
we are allowed to open up the structure.
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10.0) Condensation

We noted an extract fan in the top floor shov
room, we did not notice an extract fan within t
kitchen.

ACTION REQUIRED: Itis bestto
remove humidity as quickly as
possibleand therefore we would
recommendipgrading extract fans to
large good quality humidity controlled
extract fans to the kitchen, bathroorsispwer roomplus any humidity
generating areas:

Top floor shower roonextract

For example, rooms that are used for drying clothes internally during
winter months (we would assume that clothes will be dried externally
during the warmer months).

By large extract fans we mean 150mmhhere are also PIR (passive infra
red) fans available which sense movement in a room.

ANTICIPATED COST: We would anticipate costs between £28500

per extract fan, depending upon the wiring requindte always recommend
guotes are obtained befoy®u legally commit to purchase the property.

11.0) Energy efficiency

It is becoming more and more important how energy efficient a building is.

Energy Performance Certificate (EPC)

The EPC is dated?Date valid fortenyears Thi s propertyds cu
rating is Dwhich is slightly below what we typically selé has the potential to be B
(the highest rating being A and the lowest rating being G).

Good

Roof
Cavity wall to rear extension
Double glazing
Boil er, programmer and TRVO®Os
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5. Hot water heating

Very Poor

1. Solid wall construction which is part of the characteristics of this property

2. Low energy lighting this is generally fairly easy to improve.

3. We would also draw your attention to us not knowing the quality of the
insulation within theoof, and also the energy performance certificate provider
will also, we believe, have had make assumptions with regard to this. As
mentioned elsewhere within this report we would be more than happy to
comment on any drawings that can be provided and/or comment if the structure
Is opened up.

Improvements recommended in the EPC

The EPC report recommends:

External and Internal WalhsulationT this has a high capital cost and will
change the look of the buildirand is generally not considered acceptable.

Low energy lighting as mentionedhis is a fairly easy
Replacement boildr high capital cost for a relatively low return
Solar water heater and photovoltaic panelsiThe EPC has the usual
recommendations such as solar water heater and solar photovoltaic panel:
Again, both of these have a high capital cost with a relatively low return.

We do appreciate that your choices on energy savings are more than just a moneta

decision and also relates to your thoughts and views on the environmental impac
We would be more than happy to discuss this with you further if you so wish.
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Services

12.0) Dated electrics

Thef use boar d iasdbetté 8ré riov
available. We would recommend upgrading th
electrics unless the owners can confirm that it
been carried out recently.

ACTION REQUIRED: We recommend ¢ &
new fuse board with a metal casing; mod¢ Fuse board
standards require half hour to one hour fie

resistant casing around a fuse board.

We recommend a test and report and we would also advise as the property i
changing occupancy the Institution of Engineering and Technology (IET) also
recommend a test and report and any recommendations should be carried o
by a NICEIC registered, or emalent, approved electrical contractor or
similarly approved.

In addition to this your Legal Advisor is required to make full enquires with
the owners to establish if any electrical installation work has been carried out
and toprovide suitable certification for any works carried out after 1st January
2005. Any comments made within this report or verbally do not change this
requirement.

For basic general information on this matter please see the Appendices at th
end of this report.

ANTICIPATED COST: We expect costs in the region-of:

1) £250- £500 for a test and report
2) £250- £500 for a new fuse board
3) £500- £1,000 for additional socket points and updating

4) Plus any further work recommended

Please obtaimjuotationsoefore legally committing to purchatee property
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13.0) Manholes hidden / not accessible

We could not find the manhole to the frome spoke to the owner briefly when they
returned at the end of the survey and he confirmed the manhole wees firont
garden. There is also a manhote the rear of the property on the right hand side
however we could not lift this.

We ran the tam the top floor shower rootor fifteen minutes and founithe water
wasslow to drain away however this could be due toatwkwardexternal waste
pipesthat we sometimes have when properties have been extended like this

=

Front manhole hiden under
shingle

Rear manhole

Manholes Defined

Sink in top floor shower room slov,
to drain

Access areas usually large enough to fit a person in so work can be

carried out.

Manholes are used where there is a change in direction of

pipes or new pipes join the main run. It is a good location for clearing

any blockages.

ACTION REQUIRED:

We would prefer to be on the safe side and

recommend alosed circuit TV camera report of the drains.

ANTICIPATED COST: £250- £500 for a closed circuit TV camera report
of the drainsplease obtain quotations before you legally commit to purchase

the property

THE UGLY

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

The asbestos roof tilesd also the parapet watlsuld be classed as Uglylease
see our earlier comment8Ve are happy to discuss these further.
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SERVICES & YOUR OWN INDEPENDENT TESTING

Whilst we have carried out a visuaspection only of the services, within the property
we would always recommend you have your own specific testing for each of the
services.

Electrics
The electric fuse boardis9 8 0 6 s Antl 8 BdAtédsunder the stairs.

ACTION REQUIRED: We recommend a new fuse boartd upgrading
of the electricssee our earlier comments.

Heating

There isawall mounted Vaillant boiler located in a cupboard in the front main
bedroom, the owner advised the boiler was install&P#Dateand last serviceth
??7?Date

ACTION REQUIRED : 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

OLD STYLE PUSH FIT DRAIN
As mentioned, the sink in the top floor show Cement
room was slow to drain away. and sand

ACTION REQUIRED: We would
recommend a closed circuit TV came

x| ~Joints )
\XQ e
report of the drains; see our earli ’

comments. Pipe

©

1st)) Associated.co.uk

Push Fit Drainage

Water Supply

There is a danger in older properties having a lead water supply; we would
recommend that you speak to the water company to ask them if they have carried o
such replacement or are there any remaining lead pipes.
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ACTION REQUIRED - SERVICES: We would reiterate that we
recommend with regard to all services that you have an independent check b
a specialist contractor.

Maintenance

It should be appreciated that defects which would normally be highlighted in a
modern property, effectivel y cHamatemang ar
style. Such defects are considered acceptable and may not have been specifica
referred to as defects within the context of this Report.

This type of property will require ongoing maintenance and repair and a budget for
such work must be allowed to ensure it is maintained in good condition. This will
prevent undue and unnecessary deterioration. In this case we believe there has be
averagamaintenance

ACTION REQUIRED: If the owner can provide us wigpecifications and
detailed quotations#ceipts on works carried out we would be more than happy
to comment.

DlIY/Handyman Type Work

There are numerous other items that we would class as DIY or handyman type wor
such as redecorating to turn the property into your home. We have detailed these at
other issues within the main body of the report.

Purchase Price

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

You may wish to carry out your own independent valuation of the prodgetaware

there could be an adjustment/drop in the market value due to economic circumstanc
and you need to consider how these will affect you.
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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 paying PpACTIONREQUIREDOapbDeéent so0

Estimates of Building Costs

Where we have offered an estimate of building cpletase remember we are not
experts in this areaWe always recommend you obtain quotations for the large jobs
before purchasing the property (preferably three quotEg. cost of building work
has many variables such as the cost of labBar.unskillel labour we currently use
between £75 and £125 per day (the higher costs in the city areas) and for
tradepeoplewe use between £100 and £200 per day for an accredited, qualified,
skilled tradepeople Other variations include the quality of materials used 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 probably be best to supervise the work if it is
complex, bothof which we can do if so required.

Please notdue to theCoronavirus (CovidPandemic, the Ukraine War and current
energy crisis building costs are rising.
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SUMMARY UPON REFLECTION
>

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

There are a number of issues to consider parécularly the high level issues /
confirmation that the extension has been carried out to Building Regulations and
Planning Permission and also you need to be hape happy to carry out our
recommendations with regards to the dampné&¥e are happy to discuss these with
you further.

You do need to be aware that not carrying out our recommendations could lead tc
further problems at a later date.

As mentioned previously, there is an interesting property market which we feel is
being affected by CovidUkrainian War energy crisisand irflation, and you need to
make an assessment as to how it is affecting you.

We would refer you to our comments 1in
o0Ugl ydé Sect i on-readrihdsePdeask note if you do yab aarryrow our
recommendations and investigations then future problems could occur, which in turn
will affect the value of the property.

Throughout the Report we have recommended obtaining quotathss. general
comment for any work requireeve would always recommend that you obtain at
least three quotations for any work from a qualified, time served tradesperson or &
competent registered building contractor prior to lggadmmitting to purchase the

property.

We would ask that you read the Report in full and contact us on any issues that yol
require further clarification on.
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AERIAL VIEW -360 PHOTOS

Where permission has been obtained from the ownerg
have carried out aerial photographs using an aerial di
stationary drone or a mofpod pole (where the environme
and weather is suitable).

Drone and mongod pole

Hidden flat roof Rear garden
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EXAMPLE THERMAL IMAGE PHOTOGRAPHS

1 Not Your Property

Thermal imaging photography can establish warm and cold areas, it also helps us to identi

materials within the property. In this case we have not carriedrguthermal imaging.
Below are example thermal image photographs (not your property).

(Key to the colours; blue = cold, red = warm, green/yellow = cool)

Example Victorian Mid Terrace

Doublepanel radiator

Single panel radiator
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MORE ABOUT THE REPORT FORMAT

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

TENURE i FREEHOLD (OR AS GOOD AS)

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

ESTATE AGENTS T FRIEND OR FOE?

It is important to remember that the estate agents are acting for the seller (usuall
known as the vendor) and not fh&chaser and are therefore eager to sell the property
(no salei no fee!). We are employed as Independémartered Surveyors and offer

an independent point of view.

SOLICITOR/LEGAL ADVISOR

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

TERMS OF ENGAGEMENT/LIMITATIONS

This report is being carried out under our terms of engagemedstilding Surveys,

as agreed to by yourselves. If you have not seen or are not happy with the terms «
engagement please phone immediately 0800 298 5424 or email the PA from whicl
this survey was sent.

OUR AIM IS ONE HUNDRED PERCENT SATISFACTION

Our aim is for you to be completely happy with the service we provide, and we will
try and help you in whatever way possible with your property purchase 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 3 M
|

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

Thereis onechimney to this property locatexh theright and sis on the Party Wall
(all directions given as you face the property).

This chimney idrick finishedwith aleadflashingand four chimney poi$rom what
we could see from ground level it lookedbelow average conditiotonsidering its
age, type and styleThere is a water trap behind the chimnéyich looks to have
been repaired previoushAlso, the flashing looks like it may be coming away.

N e P © S —— :
(1st) Associated.co.uk e e

o = ma =SS R e S
Water trapgbehind chimney Water trap Problems to base of chimney

We noted an aerial attached to the chimney whiehave not keen on as it can-de
stablise the chimney.

ACTION REQUIRED: Ask the owner what work they have carried out on
the chimney particularly to the rear of it.

ANTICIPATED COST: Chimney work can be expensive if scaffolding is

required.
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We would expect costs in tliegion of a
few hundred pounds if work can &
carried out via a ladder and crawl
boards assuming the problem is as sim
as repairing the flashing; please obts
quotations before you legally commit {
purchase the property.

PARAPET WALLS

| adder And Crawler Soard

| |<']’- avoud J.nnn.n_s"r Run‘ tiles

Ladder and crawler boards

(]

1 Aseciated.co.uk

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

property.

In this case, there are parapet walld@fitont right and to the rear left arréarright.
The front parapet is rendered with a tile coping amidderflashing.

The flat roof parapet walls aréuilt from brick with avisible lead flashing and a
coping stone obrick which does allow dampness in over tié would comment
that generally they aiia average conditiononsidering their age, type and stylgh
the exception of the rear left parapet wall which we believe is leaking

Front right mrapetwall

Parapet wall$o rear high level flat
roof

rarapct Wall with 5ric‘< CoPing to A]’op

Parapet wall
©

1st ) Associated.co.uk

Parapet wall with brick coping

ACTION REQUIRED: Ultimately, the brick parapet walls may require a
capping on the top of theniPlease see the Executive Summary.
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ROOF WINDOWS \/>

Also known as roof lights or Velux windows which is the trade or
generic hame)

The property hagreepurpose made roof wind®w

ACTION REQUIRED: Please see the Executive Summary.

Finally, we have made our best assumptions on the overall condition of the chimne
stacks parapet walland roof windows from the parts we could see above roof level.
The inspection was made from ground level within the boundaries of the property
(unless otherwise stated) using a x16 zdens on a digital camera and/or aerial
photographs. A closer inspection may reveal latent defects.

Please also see Chimney Breasts, Flues and Fireplaces Section of this Report.
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MAIN ROOF COVERINGS =77 /AN

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

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

We will consider the roofs ifour areas

Main PitchedRoof
Front Bay Roof
High Level Hidden Flat Roof

Rear Flat Roobver Kitchen

w0 N

MAIN PITCHED ROOF

The main pitched roof is clad with manmade slate in a mixture of older and newelr
slates. The older slates look like they may have a percentage of asbestos content.

From ground level, this looks ipelow average condition consideritige roof's age,
type and stylas it may have an asbestos contéefttere looks to have been lots of
repairs carried out to the roof.

ACTION REQUIRED: Your legal advisor tgpecifically ask the owner what
work has been carried out to the roofed®e see the Executive Summary.
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PROTECTIVE UNDERLAYERS

From the 1940s onwards felts were used
underneath tiles/slates to stop wididven rain

damage and water penetratioim more recent el
years they have been replaced with plastic
equivalents.These are commonly known as e
underfelts but now the name is not really B
appropriate, as felt is not the only material used

Frotr.c,tivc Undcrlaycr

Location of Protective
(nderlayer

Common rafter forming the
pitch of the roof

Roof batten 15t Anoclalcd.co.\k©

Protective Underlayer

We wereunable to view the roof space d
to the rooms formed within the roof.

FRONT BAY ROOF

This roof is pitched and clad with slate. It has a lead flashing where it meets the mai
wall. We would comment it is average conditiogonsideringts age, type and
style. We were pleased to see a stepped flashing which we consider better than
straight flashing.

StcPPcd Flashing into a wall

Straight F|ashing

schen | cad bedded intowa"joints
c|u|c cr owever \

not as god

ks N o N @9) Rncietndiog kD :
Front bay roof » Stepped flashing Stepped flashing and cement
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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 éi2grees.

Flat roofs are formed in a variety of materials. 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 HIGH LEVEL HIDDEN FLAT ROOF

The flat roof is located to the rear and is cove| g
with mineral felt It is starting to weather where yqg &
can see the dark areas in our photograpichalso | #
oftenindicates whervater sits.Where the mineral
chipping has darkened/ou can get accelerate
deterioration in these areas and they tend to w
up more during the summer months and poss
blister.

Hidden flat Roof

This flat roof is flatwith minimal fall on it which may seem a strange comment but
we would expect a flat roof to have a fall of about fifteen to twenty two degrees and
this is why we would term this as a flat, flat roof.

ACTION REQUIRED: Please see the Executive Summawe would
recommend a safe roof access is added
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REAR LEFT FLAT ROOF OVER KITCHEN

The flat roof is located to the rear left and
covered with mineral felwe would comment it is
in average condition for its age, type and style.

Rear flat roof over kitchen

Finally, we were only able to see approximasayenty to eightpercenof the main
pitchedroof properly from ground level via our ladder or via any other vantage point
that we managed to gaiWe could not see the hidden flat rather than from high
level photography We have made our best conclusions based upon what we could
see, however a closer inspection may reveal other defects.

All the roofs were inspected from tigeound level with the aid of a x16 zoom lens on
a digital camera and/or highvel photographs.

For further comments with regard to ventilation please see the Roof Structure ant

Loft Section.
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T

L

ROOF STRUCTURE AND LOFT FPTa

¥

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

MAIN ROOF ACCESS

As rooms have been formed in the roof there is
roof access. There is a cupboard store area W
was lined and we could not see the roof structt

i

Roof access full of stored ~items

ROOF STRUCTURE

We were unable teiew theroof structue due to the rooms formed in the roof.

PARTY WALLS AND FIREWALLS

Any work to party structures, such as party walls or party chimney stacks, requires agreement unde
the Party Wall Etc. Act 1996. We would be more than happif¢o you help and advice in this
matter.

The party wall relates to shared items, such asctieney parapet wafl and
firewalls. If you carry outany work on these/ou will need to deal with the Party
Wall Etc. Act 1996. Here is a brief explanation of it.
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, PARTY WALL SEPARATES BUILDINGS
Party Structures Defined - Party Wall e lauloes
| |
Etc. Act 1996 | |
T - e A
o N
A structure that both parties enjoy the oolonlomnd
use of or benefit from. An example of this = lanling
would be where both parties gain support B el I _‘,4 el
fro_m a wall or utlise a Chlmney or Boundarg ]inc+: :+Lineonunction
chimneys. Partywall ' ' Party wall
Hgtj Associated.co.uk©
Party Walls
Firewalls Defined: FIRE WALL
Firewalls help prevent the spread of fire f_'“?“‘j”"C‘E}"“‘C]_*"hc_lPSf"P_ﬁrC —
through roofs and are a relatively recent LI
N

Building Regulation requirement.

Specifically, in this casave could not see thg A
party wall/fire walls. rie vl o

\Ist) Associated.co.uk

Firewalls

VENTILATION

We noted mushroom vents on the roof.

Vcnting Roofs : Mushroom vents

| ligh | _evel ROOI

Musl’rroom Sz - - ] Lgh chel

V‘:“t %r\«/ k__ﬁ_ Mushroom
o N

Soffit —/"‘ | Vent

Vcnt |

I

ujst/w\ Associated.co.uk

Venting roofs

©

INSULATION

Please see the Thermal Efficiency Section of this Report.
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GUTTERS AND DOWNPIPES | |

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

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

Thepropertyhasplastic hopperheadgiitters and
downpipes Where we could inspect ther
properly they looked to be duo gutters which «
modern gutters which are double lined and do
expand and contract as much as the older s
black gutters.

There may be some minor leaks but most peq *
would be happy to live with these providin
repairs are carried out within the néixteeto six
months.

Duo gutters

ACTION REQUIRED: Please see the Executive Summarth regards to
the downpipe problem to the front of the property

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 the joints.

We also recommend that the gutters dadnpipes are cleaned out, the joints
are checked and the alignment checked to ensure that the gutters fall toward
the downpipes.
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SOIL AND VENT PIPE

The property has mixture ofplastic andcast
iron soil andvent pipes.The majority of the soil
and vent pipes are cast iron andytluek to have
some minor leaks.

The cast iron may be saveable but it may be n
economical to replace, we always recommsg
trying to save if at all possible. In our
experience, cast iron soil and vent pipes
longer than plastic providing they are regularly maintained by this we mean
redecorated and any cracks repaired.

‘ ,”, nd Vent Pipéaking

ACTION REQUIRED: Your legal advisor to specifically ask the owners
about leaks that have occurred to the soil and vent pipes.

Finally, gutters and downpipes and soil and vent pipes have been inspected fror
ground level. As it was not raining at the time of itgpection it is not possible to
confirm one hundred percent 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 our best agsuwsnp
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WALLS <\[//J:n

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 beiragsthetically presentahle

Thewalls arefinished withbrickwork with vertical slates to the roof extension

e R

AT
(\\ N >f

;5{
~ oy AL

~
- “"/»,-

e

BRICKWORK

The property idinishedin a brick originally in a
lime mortar in what is known as Flemish bo
brickwork which has now been wrong
repointed in cement mortar.

S 0 b eyl

The term Flemish Bond relates to the way { =
bricks are bonded together and havpadtern| =
visible from the outside of the property th -
shows the end of the brick (header), then the §
of the brick (stretcher), then the end of the bri
then the side of the brick, and this pattern repe=te

course after course, i.e. headeetcher, headery -
stretcher. BRICKWORK y

Brick soldier course

ISOMETRIC VIEW

Timber lintels and bonding timbers

Stretcher

Before the 19th Century, the practice of buildi
timbers into external walls was almo
universal. These were known as timber linte
and bonding timbersThey are prone to rot &
solid walls allow dampnes
through. Unfortunately, without opening up the structure, we are unable to confirm
if this is the case.

Flemish bond used 17th
to the mid 19th century

€

(1st) Associated.co.uk

Flemish Bond Brickwork
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Condition

Generally Flemish Bond brickwork is liable to penetrating dampness internally,
dependent upon the condition of the brickwork and the exposure to the weather. It i
essential that external faces be kept in good condition. In thigheapeinting is in
average condition however it is in a cement mortar and we would recommend it is
replaced with a lime mortar starting with the first metre to the base of the property
using an experienced brielyer.

Lime every time and lime takes time

We would draw your attention to the cement mortgsamting that has been carried
out on the exterior of the property that we feel is not appropriate to this building.
Originally it will have been built with a limbased mortar and this is what shoudd b
used for any rointing in the future.

CEMENT POINTING AND DAMPNESS ""‘ﬂvi::;u‘*‘
Spalling /
Outside Inside —f——
R Cenment re-pointing \. ?’4 —
N :\“ his Moisture from us \ =g
~a | _,  washing, breathing, etc \ " /JL——
D'U'w\.g out A | — DAMpILsS Qetting ® | Coment / g
e drying out imtp structure but \\ o t| mortar \4 g e
cannot gt out \,\‘ ! < '. =
Rising ~ T S 1

]
©

(1st) Associated.co.uk

Use lime every time on older buildings

The original lime mortar is a softer material which allows dampness to dissipate,
whereas cement mortar i s a harder mat
and in turn causes dampness to come into the walls. The use of cement mortar caus
deteioration to brickwork and does lead to the face of the bricks deteriorating, which
in turn leads to dampness. This is a very important point.

ACTION REQUIRED: Please see the Executive Summary.
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Stretcher Bond Brickwork

Therear extensiors finishedin aStretcher bond brickwork in a cement based mortar
we believe it is likely to be brickwork with blockwork internally (see sketahix
could be brick and brick depending upon its.age

The term "Stretcher Bond" means that from the outside of the property, you can se
a row of the sides of the bricks (known as "stretchers") followed by a course above o
the same stretch of bricks set off so the joint is centrally above the "stretcies". T
pattern would repeat throughout.

STRETCHER BOND
Stretcher Brick and Blockwork

ISOMETRIC

P
L
P é
e o
str:tohcriuile\/ wall tie

SIDE VIEW stretcher brick

SIDE VIEW

CH ¥ 1
XX | 9 W

PLAN VIEW

I ‘}’Pical used 1850s to 1960s 1§t Associated.co.uk

Stretcher Bond Brickwork

© PLAN VIEW 1st) Associated.co.uk

Stretcher Bond Brickworkwith
blockwork internally

Cavity walls

Cavity walls were first used in Victorian times. It originates from solid walls not
always beingwaterproof against driving rain and not providing a good degree of
thermal insulation. The design of cavity walls makes them relatively unstable and
they depend upon the wall ties.

Wall Ties

Walls of cavity construction should incorporate ties to hold together the inner and
outer leaves of masonry. We usually look for horizontal cracking where there is
older style stretcher bond brickwork, such as this, to see if the wall ties are rusting
and forcing open the brickwork.

Cracking

In this instance weould notsee significanhorizontal cracks however wall tie failure

IS a progressive problem. We would add as there is no access to the cavity it has n
been inspected and we cannot comment on the presence or condition of wall ties. A
such we cannot benehundred per cent certain with regard to this problem unless we

open up the structure.
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ACTION REQUIRED: Your LegalAdvisor needs to check whetherrihe

Is insulation and whether thmsulation has a CIGA Cavitynsulation
Guarantee Agency certificate to see if the wall ties were appropriate before the
insulation was added as inserted insulation can cause deterioration of the wal
ties. Contact CIGA at Vimy Court, Vimy Rd, Leighton Buzzard, LU7 1FG,
telephone 0125 853300, ciga.co.uk.

CLADDING

The property has verticalates which we believe
are in average condition for its age, type and st

ACTION REQUIRED: We recommend
you ask the owner for details of the way t
cladding haveen installed and/or open
a section of the wall.

Your Legal Advisor to check and confirr
when the cladding was installed, whi
contractor carried out the work and if there is any form of guarantee.

‘ertical slates

Finally, the external walls have been inspected visually from ground level and/or
randomly via a ladder. Where the window and door lintels are concealed by
brickwork / vertical slates / plasterwomke cannot comment on their construction or
condition. In buildings of this age timber lintels, concrete linbelmetal lintels are
common, which can be susceptible to deterioration that is unseen, particularly if in
contact with dampness.

Our comments have been based upon how the brickwork / vertical slates / plasterwor
has been finished. We have made various assumptions based upon what we could ¢
and how we think the brickwork / vertical slates / plasterweokild be if it were
opened up for this age, style and type of construction. We are hoaveanes 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

[

:ml_—,/cs

The foundations function is, if suitably designed andstructed, 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 typically astam@y property would have

one metre deepfindations.

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 concrete foundation for ttm®re recent work.

STEPPED BRICK FOUNDATION

wall

Foundation

Lime mortar

bed

Typically used until the 19605 (1st ) Associated.co.uk

Stepped brick foundation

©

BAY WINDOWS

CONCRETE STRIP FOUNDATION

(jround level

I‘Iog‘ level

t‘

With cement fil to cavity

Outside

Concrete strip
foundation

Concrete strip foundation

Inside

D;\tc used 1 940s onwards

popular 1970s onwards

©

1st ) Associated.co.uk

Bay windows in this era of property typical
do not have foundations underneath them
have been subject to movement. We
aware that someinsurance companie
underpin bay windows with a model
foundation. We think this is often excessi
and unnecessary and would be happy
comment further on this if you ever fin
yourself in this situation.

BAY WINDOW

| A5,

i —h

No foundations
to baﬂ

Foundations
(1st)) Associated.co.uk

Bay window no foundation
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CLAY

London Clay

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

BUILDING INSURANCE POLICY

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

The owner advised in our Vendor Questionnaire that they were not aware of any
settlement, subsidence or movement in the property nor any external or interna
cracking.

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 surve
Much as we would like to we are unable to keep up with the changing insurance
market and give you advice with regard to this.

We would always recommend that y@main with the existing insurance company
of the property.

Finally, we have not excavated the foundations but we have drawn conclusions fron
our inspection and our general knowledge of this type, age and style of property. A
no excavation has been carried out we cannaineehundred percegertain as to

how the foundation has been constructed and we can only offer our best assumptiot
and an educated guess, which we have duly done.
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TREES, BUSHES AND VEGETATION

Trees withinnfluencing distance of a property can affect the foundations by affecting the

moisture content of the $oi

There are no trees within what we would term as influencing distance.

Tree lines — Koy
Keeping a safe distance . (Gt rssece v
- TREES - INFLUENCING DISTANCE
e i pane D
Cypréen 25 S s Hores BUTUS S YL Angle from top of tree 78

Maplo (21) * Choatnut (0
Sy
LD e Y ERE
Catacs S =G FE R e
- b o ,‘ uwjggu|fr._ (45> 0 ’
Beoch oy gbven

VI Rowan (12)

o %1 Walnat

) e
Vo

o Spruce 3 S N ?Pmo’;m. il

¢ N {32 s 1 ft Associated.co.uk©
Rt (25 P - ,’~ & 73} Srdametel ; ;
- Ropbs/poer 12 f ume ) /) Influencing distance of trees to a
oD ¥ o o #0 ropert
‘# Popiar (05 ,A.JP‘-AM 57 .“MI:: p p y

¢ J = ) \’.&?} Chorrpiclurm on }% Distance roots can
i } ] ! '\ typieally affect (unless

broken drains,
i Rook system underaround stream., ete.

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.

Finally, insurance requirements with regard to trees have varied over the years and |
our opinion have got ever more onerous. We have seen the notifiable distance of
tree away from a property to have been reduced over the years and we reiterate o
comments elsewhere within this report that you need to make enquiries with regarc
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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i —

DAMP PROOF COURSE —

(| —

0

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

In properties of this age, it is unlikely that —

damp proof course (DPC) would have DE  L.uprroot couRet (orc)
built in originally however often they have hé LOCATION

damp proof courses added at a later date. p

The property is likely to have a slate damp pre
course as this was fairly standard
Victorian/Edwardian properties. In this cas " W

The DPC to theearextension looks to be a fel
In this case the DPC is too low due to the height of the paving

ACTION REQUIRED: Please see the Executive Summary.
Your attention is drawn to the section of the repgptcifically dealing with
dampness.
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 knowledge
the age, type and style of this property.
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[ [
AIR VENTS _‘,—Jiﬁ%‘d‘qﬂ_t_

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 ofaaits Generally the rule of thumb is that
airbricks are spaced every metre anchalf approximately, but this depends upon the specific
circumstances of the property

LOW LEVEL AIR _VENTS

Air ventsare essential to have a through flow of aittas helps to reduce the chances
of wet rot, dry rot and woodestroying insectsin this casgthe airvent aretoo low.

ACTION REQUIRED: Please see the Executive Summary.

HIGH LEVEL AIR VENTS

High level airvents are to help aicirculation within the propertyin this casethere
are vents at high level.

AIRVENT TO ROOM

Air Vent
Providcs
natural
ventilation ;4=7 —r l
to room
inside

©

1st ) Associated.co.uk

High level airvents High level air vent

ACTION REQUIRED: Ensure the aivent are clear.

Finally, we have made our best assumptions based upafisoat inspection of the
outside of the property and our general knowledge of this age, type and style o
construction. We have not opened up the floor, unless we have specifically stated s

in this section.
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FASCIAS AND SOFFITS iy

This section covers fascias, soffits and bargeboards and windows and doors, and any detailing suc
as brick corbelling etc.

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

The fascias and soffitare plastic We would
comment they are ihelowaverage condition fol
their age, type and styleith mossstaining

ACTION REQUIRED: Clean and ensur¢
the vents are clear.

Moss to fascia

| -
-

WINDOWS AND DOORS

The property haplasticdoubleglazed sliding sash window$enerally we would
comment they are averagaality for their age, type and style
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PLASTIC SASH WINDOW

Trickle vent — = 75%#%%}1 Larger s
{ and transom

\ I

Plastic frame | “ I
~L ™

‘ \

il
|

> Promcs than
traditional

| \ sash windows
F;— = —

©
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Sliding sash windows Window draught seal coming awa

Building Requlations Approval/Transferable Guarantees/FENSA certificates

Enquiries should be made as to tezistence of any Building Regulations
Approval/transferable guarantees/FENSA certificates by your Legal Advisor.
Generally it is considered that double glazed units have a life of about twenty to thirty
five years (20 to 35 years) depending upon the quality of the original windows and
standard of workmanship, location, severity of weather, etc.

ACTION REQUIRED: Your Legal Advisor to specifically ask the existing
owners if they have got Building Regulations Approval and Federation Self
Assessment Scheme (FENSA) certificates.

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 selection o
these during the course of the survey. In this section, we are aiming to give a gener
overview of the condition of the external joinery. Please also see the Internal Joiner

section.
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EXTERNAL DECORATION AND CLEANING =

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

Theplasticfascias and soffits and windows need cleaning.

There is some external decoration around the windows which looked in reasonabl
condition. The existing owner advised in the Vendor Questionnaire that the property
was last decorategkternally in???Date.

Finally, ideally external redecorati@nd/or cleanings recommended every four to
five years dependent upon the original age of the /jpdaistic areasits exposure to
the elements and the materigioperties. Wherthis is not carried ouepairs should
be expected. Ideally redecoratiand/or cleaninghould be carried out during the
better weather between m#gril and midSeptember.

Please see our comments in the External Joinery section.
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INTERNAL

CEILINGS, WALLS, PARTITIONS AND
FINISHES

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

CEILINGS

From our visual inspection of the ceilings and general knowledge of this age and
type of construction, we believe that the original ceilings are likely to be lath and
plaster with plasterboard and/or proprietary boargiagicularly to the newer areas
such as the roof extension

Lath and Plaster Defined

Laths are thin strips of timbers which are fixed to the structure. Wet
plaster is applied to the laths, usually in several layers. The plaster
forms a key as it is forced between the laths. This plaster, once dry,
is given further coats and often a deco rative finish.

Plasterboard Defined

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

Proprietary boarding defined:

Proprietary boarding are one - off special manufactured boards commonly
used in years gone by which are now popular again.
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INTERNAL WALLS AND PARTITIONS

These are, we believe, predominantly solidis of course impossible to determine

the construction without opening up the walls and we have therefore taken ar
educated guess.

PERIMETER WALLS

We believe the perimeter walls are wet plaster and dry lined, often known as false
walling to the roof extensian

Dry Lining/False Walling Defined

The term dry lining (also known as false walling) comes from the fact

that plasterboard is dry and used as an inner lining within the property.

Prior to this a wet plaster was used and required drying out periods
which slowed the construction process down. Therefore almost universally

in modern properties dry lining is used both as a ceiling material and

sometimes to internally line the walls.

DRY LINING

DRY LINING CAVITY WALLS
Outside y | |«—Plasterboard—  Inside Outside Inside
wall V- fixed to battens g ‘0,« Wall Board
- {nsulation l ke Walls ——1 A

]

—— W ﬁﬁ Dot & Dab
yd | Method
Wall tie [

<ot Pl ¢
Section an © Insulated —f—l‘-

(1st ) Associated.co.uk

Dry Lining

(@

cavity Typically 19805 onwards }Jstf Associated.co.uk

Dry Lining Dotand Dab

This comment has been based on the visual look of the wall which is relatively
Asmootho and normally means a modern

Again, we cannot be one hundred percent certain of the wall construction without
opening them up which goégsyond the scope of this report.
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