BUILDING SURVEY

PRIVATE & CONFIDENTIAL REF: *****kxk% 375 /%

ok ok s ok ok ok ok ok sk ok ok ok ok sk ok ok ok
FOR ,

3k 3k 3k 3k %k %k % 3 % % %k %
’
3k %k %k %k %k %k %k
’

Birmingham,
sk sk 3k sk kok sk

"

Date of Survey: *¥¥x*iktxx

Weather: Dry/overcast. 17°C.

(3 ricS

Regulated by RICS



MIDLAND PROPERTY SURVEYS LIMITED 07759 955420

SURVEY CONTENTS

1.00 THE PROPERTY

1.09 GENERAL ENVIRONMENTAL ISSUES IN THE LOCALITY
1.10 THE INSPECTION

2.00 PURPOSE OF THE REPORT AND RECOMMENDATIONS
3.00 ROOF COVERINGS AND FLASHINGS

4.00 ROOF SPACES

5.00 CHIMNEYSTACKS

6.00 PARAPET WALLS, RETAINING WALLS & BOUNDARY WALLS
7.00 FASCIAS AND SOFFITS

8.00 RAINWATER GOODS

9.00 EXTERNAL SOIL WASTE AND VENTILATION PIPEWORK
10.00 EXTERNAL WALLS

11.00 DAMP PROOF COURSE

12.00 WINDOWS

13.00 EXTERNAL DOORS

14.00 EXTERNAL DECORATIONS

15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

16.00 FIREPLACES, FLUES AND CHIMNEY BREASTS

17.00 FLOORS

18.00 CELLAR

19.00 DAMPNESS

20.00 WOODBORING BEETLE AND ROT

21.00 INTERNAL FINISHES

22.00 INTERNAL JOINERY

23.00 SANITARY WARE

24.00 SERVICES

24.01 General

24.02 Internal Wastes

24.03 Plumbing Installation

24.04 Heating Installation

24.05 Gas Installation

24.06 Electrical Installation

24.07 Drainage Installation

25.00 ASBESTOS

26.00 FIRE PROTECTION AND MEANS OF ESCAPE

27.00 NOISE SEPARATION

28.00 EXTERNAL BUILDINGS AND CONSERVATORIES AND LANDSCAPING
29.00 LEGAL MATTERS

30.00 SUMMARY

31.00 SURVEYS OVERALL OPINION

32.00 GLOSSARY

33.00 GENERAL INFORMATION.

(3 riCS

Regulated by RICS
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1.00 THE PROPERTY
1.01 Tenure: This should be verified by your solicitor.
1.02 Description

No ******* Road is an extended detached house. The property has traditional brickwork walls with a
clay plain tile roof. No. 96 faces northwest.

1.03 Accommodation:

Ground Floor (front): Porch, hall leading to stairs, front and rear reception room, kitchen/breakfast,
family room, utility, and store.

First Floor: Landing, five bedrooms with one with ensuite, family bathroom.

Second Floor: None.

1.04 Energy efficiency:

The Energy Performance Certificate for this property is dated 2013 and predate the extension works.
This mean that the certificate lists the property as rating E which is lower than we would expect. We
cannot confirm the implications of this out-of-date certificate. You should discuss this with your
solicitor and the energy assessor.

1.05 Outbuildings and Parking:

The parking is to the front of the property on the private driveway.

1.06 Approximate Age:

The property appears on the 1937 map.
Your solicitor can verify the actual date of construction from the deeds.

1.07 Orientation:

The front of the property faces approximately northwest.
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1.08 GENERAL ENVIRONMENTAL ISSUES IN THE LOCALITY.
The following are brief findings from an initial desk top study available from sources on the internet.
They are used by us when preparing the report and are included here for your information only.

They should not be used in place of an independent Environmental Report provided by a specialist
company. Your solicitor can advise you accordingly and will usually arrange this specialist report on
your behalf (see clause 27 of T&Cs B223c).

e location and Amenities:
The property resides in a residential area containing properties of similar ages and styles. Amenities
at Boldmere are a short car drive away.

e Roads and Footpaths:
Your solicitor should check to ensure that roads and footpaths are fully adopted. We saw no indication
to lead us to believe that they are not.

e Flooding (Rivers, sea, surface water and reservoirs).

https://flood-warning-information.service.gov.uk/long-term-flood-risk/

Rivers, sea, surface water and reservoirs - Very low risk

Please be aware that the findings can be different on - https://flood-map-for-
planning.service.gov.uk/
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1.08 GENERAL ENVIRONMENTAL ISSUES IN THE LOCALITY.

e Radon - https://www.ukradon.org/ .

All parts of this 1km grid square are in the lowest band of radon potential. Less than 1 % of homes
above the Action Level.

Every building has radon and in most areas the levels are low. Some buildings in "radon Affected
Areas" have higher levels. Buildings in these areas should be tested for radon. High levels can be
reduced by simple building works. There are three simple steps you can follow:

1. Check —is your property in a radon Affected Area?
https://www.ukradon.org/information/ukmaps

2. Measure - If you are in a radon Affected Area you should order a radon measurement pack
for your home or workplace.

3. Act- If the radon level is high, you should reduce it using simple building works.

¢ Noise from transportation networks — We noted regular low flying commercial aircraft from
Birmingham Airport.

o Typical geological and soil conditions — generally Sandstone/sand and gravel.

Please be aware, that this may not represent “at surface” conditions which could be a different
material such as clay. Where this occurs, even if the geological conditions state a free draining
material such as sand and gravel, surface clay could cause drainage issues to garden areas etc.

https://mapapps.bgs.ac.uk/geologyofbritain/home.html
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1.08 GENERAL ENVIRONMENTAL ISSUES IN THE LOCALITY.

o Well-known but unique local and regional ground conditions — none known.

o Landfill sites and relevant former industrial activities — none known.

e Former mining activities — The property is outside of the Coal Mining Reporting area.

https://mapapps2.bgs.ac.uk/coalauthority/home.html

o Future/proposed infrastructure schemes and proposals — your solicitor should advise you
accordingly.

* Planning areas (e.q., conservation areas, areas of outstanding natural beauty and Article 4
direction) - None that we are aware of, but your solicitor should advise you accordingly.

o Listed building status. - None that we are aware of, but your solicitor should advise you
accordingly.

e QOther general information — None that we are aware of.
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1.00 THE INSPECTION

1.01 All directions are given as if facing the property from the front door.

1.02 Externally the property was inspected from ground level to the front and rear. No long
ladders were used.

1.03 The property was fully furnished and occupied at the time of our inspection.

1.04 We have not moved heavy or fixed furniture including kitchen units or sanitaryware. We,
therefore, cannot confirm that any element covered in these items is free of defects.

1.05 All structural elements of floors were covered in boards and finishes. Therefore, we could
not inspect the structural elements of the floors and cannot confirm that they are free of
defects.

1.06 We have not excavated trial holes or opened-up any portion of the property by removing
plaster, boarding, lining, brickwork, panelling, or bath panels. We have not inspected
woodwork or other parts of the structure that were covered, unexposed or inaccessible.
1.07 There were some unfixed boards to the original loft, but these were all covered in
vendor’s storage. To the extension, there were some loose boards, but these were away from
safe access. Our inspection of both areas was therefore carried out as a visible inspection
from the main hatch only. This does not constitute a thorough inspection of the roof spaces
and there may be defects and issues that were not apparent of the day of our survey.

1.08 We have not tested services nor commented upon defects. The testing of the electric,
gas and heating installations is recommended prior to you purchasing the property. These are
carried out by specialists, and you should arrange for these at your earliest convenience.
1.09 Although our report makes comment upon general environmental issues, we have not
carried out a specific flood risk, environmental, geological, mining, Radon or ground
contamination survey and cannot confirm environmental, ground, near surface or under-
ground conditions. Our findings are based upon a brief “desktop” study and should not be
used as the basis for deciding whether or not to purchase the property. You should always
arrange for a specialist Environmental Report to be carried out on the property. This can be
arranged through your solicitor.

1.10 The survey does not comment on the position of boundaries. You should consult your
solicitor to ascertain the correct location of fences/structures at, near or on the boundaries.
1.11 Our report is mainly concerned with matters that significantly affect the condition of the
building. We have not prepared a schedule listing defects room by room or specifically
mentioned every minor blemish or listed every element of each component. We have written
our report in general terms.

1.12 This report is private and confidential and is prepared for your own use. It may be shown
to other professional advisers acting on your behalf in connection with the purchase of the
property. Its contents may not be disclosed to, nor made use of by, any other third party
without our express consent in writing.
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2.00 PURPOSE OF THE REPORT AND RECOMMENDATIONS

2.01 The purpose of the inspection and the verbal and written reports is to put the present
condition of the property into an overall perspective. It is not a guarantee or an insurance
policy that defects will not occur in the future.

2.02 This report follows our survey inspection of the property.

2.03 The purpose of the report is to provide you with the information which will enable you
to make an informed decision about the property prior to proceeding with the purchase.
2.04 The report will give a brief description of each element and where necessary, it will make
further recommendations to investigate the defect further.

2.05 Each element will be graded as follows:

CONDITION RATING 1 — The element’s condition is commensurate with its age, and itisin a
good or acceptable condition; however, as with all building materials, maintenance will still
be required in the future.

— The element’s condition requires attention from a specialist to
provide a quotation as we deem that the element requires maintenance or replacement. This
inspection/quotation should be carried out prior to purchasing the property so that you are
aware of the costs and time involved. The findings may affect the value of the property but
can usually be carried out once you occupy the property.

CONDITION RATING 3 — The elements condition is serious enough that it could have a
detrimental effect on your enjoyment of the property, and we deem that the issue needs
immediate attention from a specialist. You should not proceed without further investigation.

NOT INSPECTED — We were unable to gain access to the element. We cannot confirm that the
elements is present. If the element is present, we cannot confirm that it is positioned correctly,
functioning correctly, nor free of issues or defects.
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Notes relevant to this property:

The original property has been altered and extended to the side.

Birmingham City Council planning portal indicates that the amended drawings were approved
in 2016 and we believe, the extension was completed in 2017.

The planning drawings are readily available on the planning portal. These drawings do not
include any construction/design detail and we are not aware of the existence of construction
detailed drawings, “as-built” drawings, schedules, or specifications.

Please note that our inspection and report have been carried out and prepared as a standard
pre-purchase building survey and the planning drawings have not been referred to during the
inspection. To confirm, this report is not a Professional Consultant’s Certificate, and this
report is not verification of accuracy of the construction to the approved drawings.

The vendor indicated that an architect was not involved during the alteration and extension
of the property. This means that there was no construction/design professional involved in
ensuring that work was carried out to the design and the levels of workmanship and materials
expected. The vendor did indicate that building regulations compliance was carried out by
Acivico (Birmingham City Council), but you should be aware that inspections can be few and
far between and you should not assume that that a building control officer will ensure overall
standards apart from building regulations.

Similarly, the vendor indicated that a Structural Engineer was not involved in designing or
overseeing the roof structure. We cannot comment upon the design of the roof structure, but
we have identified issues with the workmanship and the lack of professional input is a
concern.

Your solicitor should enquire to see if the designing architect carried out any form of post-
construction inspection and whether or not it is possible to get a Professional Consultant’s
Certificate (Architect’s Certificate) issued by the designing architect. If not, you should be
aware that issues may arise in the future which were not apparent on the day of the
inspection and these issues, will be left to you to rectify and pay for.

It may be possible to obtain latent defects insurance. This can be discussed with your solicitor.
Your solicitor should also ensure that the planning department have issued a planning

completion certificate with all conditions discharged and that there is a Building Regulation
Completion Certificate.
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3.00 ROOF COVERINGS AND FLASHINGS

Main roof finish including upper and lower extension roof finish.

3.01 The main roof is covered in clay plain tiles.

3.02 The original and extended elements of the roof are lined with modern geotextile
membrane. This modern underlay means that the original tiles have been lifted and relayed
and additional, reclaimed tiles imported from another property. Unfortunately, this means
that the tiles to this property are up to eighty years old. This is the upper limit for clay tiles
and means that deterioration of the tiles on this house will be an ongoing problem.

3.03 The hips, ridge and valleys are set in mortar. Since 2015, it has become the industry
standard to set these elements in a ventilated, dry-fix systems which removes the risk of
mortar failure and the subsequent risk of dislodged tiles and the requirement to access the
roof for maintenance. It is disappointing that this property’s roof does not comply with this
British Standard (BS5534) and may indicate that an architect was not involved in designing
and specifying the modernisation/extension of the property.

3.04 On the day of the inspection, we saw no evidence that the mortar to these elements had
failed, but please be aware that we would expect good quality, correctly installed mortar to
require renewal ten to fifteen years following installation. We cannot confirm the quality of
the mortar but recommend that when the tiles require repointing, they are lifted and fitted
in a ventilated, dry-fix system (see comments in section 4.00).

3.05 On the day of the inspection, we noted:

1. One cut valley tile looks like it has slipped to the front valley.

2. We could not see mortar to the valleys. Traditionally, mortar is used to the
edge of the lead lined valleys to weather-proof them although other means to
can be used to stop rainwater getting into the valley edges. The valleys should
be inspected.

3. Onettile is missing to the front of the extension.

4. Three broken tiles and one slipped tile to the right-hand side of the lower and
second-storey extension.

5. To the rear eaves, the tiles look uneven, and this can be caused by the lower
of the double-laid tiles deteriorating.

6. The lead flashing has been missed to the front return above the porch. This
needs to be installed.
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3.00 ROOF COVERINGS AND FLASHINGS

Main roof finish including upper and lower extension roof finish.

3.06 We recommend that the roof is inspected by a roofing contractor, and they replace all
of the missing or broken tiles and the missing lead flashing. They should also check the
condition of the mortar to hips, ridges, and valleys. They can also give you a quotation to lift
and refix all ridge and hip tiles in a ventilated dry-fix system. They should also allow for a
ventilated eaves system:

https://www.marley.co.uk/products/accessories/ridgefast

https://www.marley.co.uk/products/accessories/hipfast

https://www.ma rIev.co.uk/accessories/25mm-eaves-vent-svstem

As part of the above installation, the roofing contractor should allow to split the membrane
beneath the ridge and hips, otherwise an air flow will not get into the roof space.

3.07 The roof structure at the front dormer extends a reasonable way over the front bays and
in the past, we have witnessed where these large dormers settle and sink. The ridge line to
this dormer did look like it sloped slightly, but the window casements to the bedroom bay
opened and closed easily. The dormer is being supported upon the UPVC bay window and this
bay may not be as supportive as the original timber bay window. We recommend the
introduction of gallows brackets both sides of the bay window to support the roof. The roofing
contractor can quote for these brackets.

3.08 We saw nothing else of note.
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3.00 ROOF COVERINGS AND FLASHINGS

SLIPPED CUT VALLEY TILE. NOTE THAT YOU CANNOT SEE MORTAR TO THE EDGE OF THE VALLEYS.

BROKEN AND SLIPPED TILES.
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3.00 ROOF COVERINGS AND FLASHINGS

BROKEN TILE.

UNEVEN EAVES NEEDS TO BE CHECKED.
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3.00 ROOF COVERINGS AND FLASHINGS

LEAD FLASHING IS MISSING.
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3.00 ROOF COVERINGS AND FLASHINGS

Rear reception roof finish.

3.09 This small roof is covered in original clay plain tiles. The tiles look older than those used
to the other roofs and there are broken tiles.

3.10 We lifted tiles and the roof is unlined without any membrane. This means that the roof
is at risk of penetration from wind driven rain and snow.

3.11 The roof finish should be replaced with new membrane, battens, and tiles to BS5534.
The flashing to the house wall should also be replaced with lead roll.

3.12 The roof is without a gutter and downpipe. These should be fitted.

THIS ROOF REQUIRES RENEWAL.
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3.00 ROOF COVERINGS AND FLASHINGS

LOOKING UNDER THE TILES. THE ROOF IS UNLINED.
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3.00 ROOF COVERINGS AND FLASHINGS

Kitchen bay roof.

3.13 This roof is not shown on the planning drawing. You should discuss this addition with
your solicitor.

3.14 This roof is covered in reclaimed clay plain tiles. The roof is lined with geotextile
membrane. The battens are not to BS5534 and may be untreated.

3.15 The flashing to the main house wall is not wide enough and has been pointed to a low
standard.

3.16 The flashing should be replaced with lead roll which covers the whole of the joint. It
needs to be repointed correctly with silicone sealant.

3.17 The roof finish is without supplementary ventilation measures. It would be prudent to
install eaves ventilators and ventilator tiles towards the flashing.

3.18 We cannot confirm the standard of the hidden roof structure (take note of our comments
regarding the main roof structure in section 4.00).

THIS ROOF IS NOT ON THE PLANNING DRAWINGS.
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3.00 ROOF COVERINGS AND FLASHINGS

MEMBRANE CAN BE SEEN UNDER THE BATTEN. THE BATTEN LOOKS LIKE UNTREATED TIMBER WHICH IS A
CONCERN.
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3.00 ROOF COVERINGS AND FLASHINGS

FLASHING IS TOO SHORT.

(3 ricS

Regulated by RICS



MIDLAND PROPERTY SURVEYS LIMITED 07759 955420

3.00 ROOF COVERINGS AND FLASHINGS

Front small bedroom bay roof.

3.19 This roof is too high to inspect but appears to be covered in original zinc or lead.

3.20 There were no signs of leakage within the bedroom, but the material is now very old,
and you should budget for renewal or covering in EPDM. Again, a quotation should be
obtained.
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4.00 ROOF SPACES

4.01 There were some unfixed boards to the original loft, but these were all covered in
vendor’s storage. To the extension, there were some loose boards laid, but these were away
from safe access. Our inspection of both areas was therefore carried out as a visible inspection
from the hatch only. This does not constitute a thorough inspection of the roof spaces and
there may be defects and issues that were not apparent of the day of our survey.

4.02 There is a geotextile membrane to the underside of both roofs. The battens are above
this membrane, so we could not see the battens. To the kitchen bay roof, we could see what
looked like untreated battens. This is a concern, because if the battens used throughout are
untreated, they will be subject to the dampness leaching through old tiles and will eventually
rot/deteriorate. We cannot comment further.

4.03 This type of underlay should allow moisture vapour to escape, however, in the past, we
have witnessed condensation on the underside of this material. We believe that this is due to
the membrane becoming clogged with dust and thus developing into an impermeable barrier
to moisture vapour (hence the reason why BS5534 stipulates ventilated elements to eaves,
ridge and hips). We did not see any condensation in this roof, and we tested timbers with a
moisture probe meter and the readings were below the threshold of 20% for woodworm and
rots. If condensation does become an issue following insulating the roof and especially in the
colder months, then the ventilated, dry-fix system mentioned in section 3.00 will need to be
installed. We have advised you to obtain a quotation.

4.04 The roof structure to both sections is a “carpenter’s cut-roof” with one purlins to each
elevation.

4.05 To the original roof structure, the joists appear to run side to side, and we could not
determine the status of the rafter/joist connection to the front and rear. This means that two
elevations may be unrestrained. As the joists appear to go side to side, it means that the front
and rear connections could be without restraint. To support the connection, twist restraint
straps ( https://www.screwfix.com/p/sabrefix-rolled-edge-restraint-strap-twist-5-
pack/96232 ) should be installed to every second rafter/joist connection to the three sides of
the exposed eaves.
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4.00 ROOF SPACES
4.06 To the extension roof structure, we noted:

1. The timbers look untreated and not protected against insects or rots. Although this
complies with building regulations, the cost difference between untreated and treated
timbers is small and we prefer to see treated timbers in a modern roof space.

2. The floor joists span to the side. We could not see if the rafters were restrained to the
joists and if not, this means that there is no triangulation to restrain the front and rear
elevation of the extension roof structure. The joist/rafter connection should be
checked and if there is no mechanical connection, twist straps should be fitted to
every second connection - https://www.screwfix.com/p/sabrefix-rolled-edge-
restraint-strap-twist-5-pack/96232

3. The purlins appear to be simply supported on vertical props without any form of
restraint/fitting into the hip timbers and the original side purlin. We also noted that
at least one rafter does not meet the purlin and there is a gap. This means that the
purlins are effectively held in place by the small number of props and may be providing
very little support to the rafters and theoretically, the roof could spread.

4. The purlin support props go down to flat boards across the joists. These are only thin
boards and may not spread the load as a more substantial ceiling binder will.

5. The rear purlin is only just resting on the original side purlin. The front purlin is not
even resting upon the other end of the original purlin; it is resting up in the air
supported by one small prop and another near the hip timber. The roof structure
appears below the standard that we would expect to see, and the vendor confirmed
that there was not a Structural Engineer involved in either the design or the
construction. It is our opinion that the roof structure has not been formed to the
standard that it should have been. We recommend:

= The three purlins must be checked and connected to the hip timbers. Each
should have three C24 100mm x 100mm timber props fixed diagonally
beneath them. Each prop should be fitted down to a new ceiling binder to
spread the load.

= The ends of the front and rear purlins need to connect to the original side
purlins. The rear purlin will need to be extended by bolting a similar sized
extension to the rear purlin. The front purlin may be able to be connected
to the original hip or rafter timber. If not, it will need to have another prop
fitted at the end and taken down to a ceiling binder.

= The original side purlin will need new C24 100mm x 100mm vertical props
fitted beneath the area where the extension purlins bear upon it. These
should be taken down to original side wall or ceiling binder (existing or
new) which should be 150mm x 75mm timbers.

= Each rafter/purlin connection should be checked and where there is a gap,
the gap should be wedged with plastic shims.

4.06 We estimate that the above are minimum works. Further works may be requires once
the structure is closely checked.
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4.00 ROOF SPACES

4.07 There is little insulation to both floors, and this is unusual to the extension as it should
comply with building regulations. Current recommendations are a minimum of 270mm. The
complete loft would benefit from the removal of the boards and a uniform 300mm of
insulation.

4.08 We noted extractor fans discharging into the roof space and the eaves. The extractor
ducts must discharge to outside air. These should be fitted to proprietary roof tiles.

4.09 Electrical cabling that we could see looked old. The vendor indicated that the original
house had been “re-wired” in 2013. This surprised us. Your solicitor should obtain the Building
Regulations Compliance Certificate and guarantee. They should make sure that it is the
complete installation and not part installation.

4.10 Downlighter to the bathroom are not fire-rated. All downlighters should be checked and
replaced with fire-rated units to ensure the fire integrity of each ceiling.

4.11 The loft hatch should be replaced for a fire rated unit.

4.12 We saw nothing else of note.
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4.00 ROOF SPACES

THE BOARDS TO THE ORIGINAL ROOF SPACE ARE COVERED IN STORAGE.

£
e

W Sari e 2K

LOOKING TOWARDS THE FRONT LEFT-HAND CORNER OF THE ORIGINAL ROOF SPACE. NOTE BRICK PURLIN
SUPPORT WALL.
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4.00 ROOF SPACES

ORIGINAL REAR LEFT-HAND CORNER. NOTE HOW LITTLE INSULATION IS IN PLACE.

THE FRONT DORMER CAN BE SEEN BUT NOT INSPECTED.
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4.00 ROOF SPACES

SURFACE MOISTURE CONTENT OF ORIGINAL RAFTER.

SURFACE MOISTURE CONTENT OF NEW RAFTER.
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4.00 ROOF SPACES

THIS IS THE JUNCTION BETWEEN THE ORIGINAL AND EXTENSION ROOF AREAS.

REAR PURLIN JUST SITS UPON THE ORIGINAL SIDE PURLIN.
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4.00 ROOF SPACES

REAR PURLIN JUST SITS UPON THE ORIGINAL SIDE PURLIN.

AIR GAP BETWEEN THE REAR PURLIN AND ONE RAFTER.
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4.00 ROOF SPACES

APART FROM TWO SMALL PROPS THE FRONT PURLIN IS HANGING IN THE AIR. IT SHOULD BE RESTING ON THE
ORIGINAL SIDE PURLIN.

LOOKING ACROSS TO THE SIDE OF THE EXTENSION. NOTE HOW LITTLE INSULATION IS ON THE FLOOR. THE
VERTICAL PROPS APPEAR TO BE ALL THAT ARE HOLDING THE PURLINS IN PLACE.
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4.00 ROOF SPACES

LOOKING ALONG THE FRONT PURLIN.

ENSUITE EXTRACTOR FAN DISCHARGING INTO THE EAVES.
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4.00 ROOF SPACES

BATHROOM EXTRACTOR FAN DISCHARGING INTO THE ROOF SPACE.

NON-FIRE RATED DOWNLIGHTERS ABOVE THE BATHROOM. THE ELECTRIC CABLES LOOK OLD.
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4.00 ROOF SPACES

THE ELECTRIC CABLES LOOK OLD.

ORIGINAL CEILING BINDERS SPANNING FRONT TO REAR AND ORIGINAL JOISTS SPANNING SIDE TO SIDE.
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5.00 CHIMNEYSTACKS

5.01 There are two tall chimney stacks to the left-hand elevation: one to the front and the
other to the rear.

5.02 Both appear to lean inwards. The stacks are tall, and this lean should be checked by the
roofing contractor.

5.03 From the ground, we could not get a clear view of the complete flashings; again, these
should be checked.

5.04 Apart from the lean, we saw no obvious issues to the brickwork.

5.05 There appears to be one open pot to the front and two to the rear. The pots require
suitable “hats” or spigots to stop rainwater entering the flues.

5.06 The top of each stack does not have any flaunching. This stops rainwater percolating
through the brickwork. A cap of flaunching should be applied.

5.07 To the rear, there is a third stack which served the kitchen. The top is capped with tiles
or similar. The top would benefit from a layer of flaunching. The gas terminal means that the
flue is sealed. An air brick should be inserted.

5.08 We saw no other issues to the rear chimney.
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5.00 CHIMNEYSTACKS

FRONT SIDE CHIMNEY STACK.

LEAN TO FRONT SIDE CHIMNEY STACK AGAINST THE REASONABLY VERTICAL TELEGRAPH POLE.
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5.00 CHIMNEYSTACKS

REAR SIDE CHIMNEY.

REAR SIDE CHIMNEY.
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5.00 CHIMNEYSTACKS

REAR CHIMNEY.
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6.00 PARAPET WALLS, RETAINING WALLS & BOUNDARY WALLS

6.01 We assume that the wall which retains this property’s drive is your wall as it matches the
front wall. This wall is retaining and is only single-skin brickwork. Initially, we thought that it
was leaning because blocks have sunk slightly to the front pathway. A level measurement
indicated that it is acceptable level.

6.02 No issues were noted to the front boundary 225mm wall.

6.03 None to the rear.

Condition Rating 1
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6.00 PARAPET WALLS, RETAINING WALLS & BOUNDARY WALLS

BLOCKS HAVE SUNK HERE AND THERE IS A GAP AGAINST THE WALL.
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7.00 FASCIAS AND SOFFITS

7.01 To the original house, the fascia and soffit boards are a mixture of original softwood and
UPVC board without a vent. The softwood boards have not been maintained/painted for
many years and all sections require attention prior to redecoration. This will require
scaffold/tower access

7.02 We saw no issues to the original and extension sections with UPVC boards but were
surprised that the soffit boards to the extension did not have ventilators to provide ventilation
to the eaves.

ORIGINAL FASCIA/SOFFIT IN DISREPAIR.
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7.00 FASCIAS AND SOFFITS

SOFFIT BOARD IN POOR CONDITION.
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8.00 RAINWATER GOODS

8.01 To the rear, storm (kitchen gutter and branch of main downpipe) and foul (bathroom
waste) are entering the same drain behind the small store. This mixing of drainage may not
be acceptable to the water authority. The original drains may be a combined installation, but
usually, drainage from a modern extension are separated into foul and storm. Your solicitor
may have details with the deeds to identify the status of the original drains. If they are a
separate installation, then all drainage needs to be directed to the correct underground
system. The drainage survey should be able to determine that the correct drainage enters
the correct underground system.

8.02 All of the rainwater installation is UPVC.

8.03 We noted:

1. Theoriginal installation was not renewed with the extension. We noted leaking
joints to the rear and left-hand side. All leaking joints should be replaced.

2. Thereis leakage on the joint above the family room window. This is dampening
the brickwork and should be replaced.

3. Stormwater discharge should be checked to the front channel. The channel
was full of detritus/leaf litter. It needs to be cleared.

4. Downpipe shoe dislodged above the rear of the store. We refitted it, but this
should be fixed in place to stop it falling off.

5. Right-hand neighbour’s gutter appears to over sail the boundary. This should
be discussed with your solicitor. This gutter has an open running outlet, so all
rainwater from this gutter is falling onto the path to the side of the utility which
is damping this area and the brickwork. The neighbour needs to realign the
gutter and fit a downpipe to the front or rear.

6. The rear downpipe is cut short and discharges above the channel. This is
dampening the brickwork and needs to be extended into the channel (see next
item).

7. The channel along the rear is collecting rainwater from the downpipe. Due to
the spa being on top of the grating, we could not lift the grating, so cannot
confirm that there is a storm water connection. This should be checked, and
the channel cleared of all detritus/leaf litter.

8. There is leakage on the kitchen gutter stop-end. This should be replaced.

9. The hopper and downpipe collecting the kitchen rainwater has not been fixed
correctly. It looked like it could be pulled off the wall.

10. There is no gutter and downpipe to the lounge bay. Both should be fitted.

(3 riCS

Regulated by RICS



MIDLAND PROPERTY SURVEYS LIMITED 07759 955420

8.00 RAINWATER GOODS

8.04 To the whole roof, there are only two downpipes discharging to drains. This is a large
roof for so few downpipes and we would expect the gutters to get overwhelmed in heavy
rain. If this becomes a regular occurrence, additional downpipes will need to be installed and
connected to storm connections. All joints to the gutters and the swan necks to the
downpipes appear to leak.

8.05 Where downpipes discharge into or enter gullies, you should ensure that the rainwater
enters the gulley without escaping into the adjacent ground. Leaking rainwater or wastewater
gullies are a major cause of damp and subsidence.
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8.00 RAINWATER GOODS

MOSS CAN BE SEEN TO THE LEAKING JOINT TO ORIGINAL SECTION AT THE REAR.

LEAKING JOINT ABOVE FAMILY ROOM.
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8.00 RAINWATER GOODS

DAMP BRICKWORK.

999 IS THE MAXIMUM DAMP READING.
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8.00 RAINWATER GOODS

COMPARISON MEASUREMENT TAKEN ABOVE THE DAMP AREA.

CHANNEL NEEDS TO BE CLEARED.
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8.00 RAINWATER GOODS

DOWNPIPE SHOE IS LOOSE.

NEIGHBOUR’S OVERSAILING GUTTER AND OUTLET WITHOUT A DOWNPIPE.
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8.00 RAINWATER GOODS

DOWNPIPE CUT SHORT AND DISCHARGING ABOVE THE CHANNEL. SPA IS ON TOP OF THE CHANNEL.

HOPPER AND DOWNPIPE NOT FIXED SECURELY.
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9.00 EXTERNAL SOIL, WASTE AND VENTILATION PIPEWORK

9.01 The soil and ventilation pipe is fixed to the side of the property. It is modern UPVC.
9.02 We noted:

1. The top discharges just above head height and not above the roof eaves. The
top is open which could allow sewer smells to the side of the house. The pipe
should be extended, and an external air admittance valve installed.

2. There looks like there is leakage from one incoming waste connection. It
should be repaired.

3. There is no maintenance access panel at the base.

9.03 We cannot comment upon the condition of the drainage connection at the base.

OPEN TOP TO THE SOIL AND VENT PIPE. SEWER SMELLS WILL COME FROM THIS PIPE.
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9.00 EXTERNAL SOIL, WASTE AND VENTILATION PIPEWORK

LEAKAGE ON INCOMING WASTE.
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10.00 EXTERNAL WALLS

10.01 The original house walls are approximately 300mm thick; this is classed as “cavity
construction”.

10.02 We saw no evidence that the walls have received an injected cavity insulation, but your
solicitor should enquire to see if there is a CIGA guarantee for an injection.

10.03 If an injection has been carried out, it is important to keep the walls in good condition.
If injected insulation gets damp, it is difficult and expensive to remove the damp material.
Further dampness can be caused by interstitial condensation within the cavity.

10.04 The walls will have cavity wall ties. The ties within these walls may not be sufficiently
galvanised and may be in a state of corrosion. We did not see any signs of wall tie corrosion
but did not carry out an invasive inspection. If you are concerned about this, the ties can be
inspected by an invasive test by specialist companies.

10.05 The original openings within the walls may not have lintel support. At present this is
not causing any significant issues but whenever you commission a company to replace
window or door frames, you should ensure that they adequately support the brick panels
above the openings whilst the frames are removed. At this point it would then be worthwhile
introducing lintel support above unsupported openings.

10.06 We measured the extension walls and found them to be:

e Porch: 330mm
e Rear door of kitchen: 330mm
e Store side door: 360mm (this includes render coat).

10.07 As expected, the extension walls are modern cavity walls.

10.08 Your solicitor should ensure that there is full statutory approval (planning compliance
certificate and Building Regulations Completion Certificate) for the extension.

10.09 We have not opened up the brickwork to inspect the cavity, so cannot comment upon
the condition of the cavity, nor the presence and condition of wall-ties, frame-ties, nor
insulation.

10.10 We saw no obvious issues with the external walls to the extension, and from our non-
invasive survey, the brickwork appears to be constructed to a good standard (see DPC
comment in section 11.00).

10.11 We noted:

Left-hand side wall (original wall above neighbour’s garage):

Very limited inspection due to lack of access, but we did note that the
flashing which is weatherproofing the joint beneath the neighbour’s
gutter has fallen out of this house wall. It should be refixed.
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10.00 EXTERNAL WALLS

Front elevation:

In relation to the original DPC, the paving is too high to the right-hand
side of the bay and along the front. To reduce the risk of the brickwork
above the DPC getting wet, a 200mm wide gravel border should be
inserted across the front elevation wherever the paving is within
150mm of the DPC.

Small areas of recessing joints which need to be raked out and
repointed.

UPVC cladding to bay appears to have over-clad a previous material.
We could see the base of a softwood board which similar to the
fascias/soffits has not been painted. It requires attention.

This bay section may be without insulation.

Similarly, the underside of the front small bedroom bay needs to be
redecorated.

We saw nothing else of note.

Right-hand side elevation:

Rear elevation:

Dampness to the rear of the store/side of utility which is from
downpipes leaks (see recommendations in section 8.00).

It looks like an original side lean-to or similar was built on top of to form
the extension. We cannot confirm that the wall nor foundations
were/are suitable. This should have been checked prior to building on
top of the existing wall.

In relation to the original DPC, the paving is too high all across the rear.
To reduce the risk of the brickwork above the DPC getting wet, a
200mm wide gravel border should be inserted across the rear.

Kitchen steps are partially blocking an air brick. Ideally, another air brick
should be inserted.

Areas of brickwork have previously been raked out shallow and
repointed. This shallow repointing is now falling out. All recessing joints
need to be raked out to 25mm and repointed.

Brickwork behind the SPA is getting wet from the downpipe (see
section 8.00).

10.12 We saw no further issues to the walls.
10.13 Your solicitor should obtain the planning approval confirmation and Building
Regulations Completion Certificate for the extension.
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10.00 EXTERNAL WALLS

LEAD FLASHING HAS FALLEN OUT OF THE BRICKWORK.

(3 ricS

Regulated by RICS



MIDLAND PROPERTY SURVEYS LIMITED 07759 955420

10.00 EXTERNAL WALLS

BOARD BENEATH BAY CLADDING.

e —
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10.00 EXTERNAL WALLS

IT LOOKS LIKE THE REAR OF THE EXTENSION WAS BUILT UPON AN OLD LEAN-TO.

AGAIN, THE PAVING IS TOO HIGH TO THE REAR.
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10.00 EXTERNAL WALLS

EXAMPLE OF SHALLOW REPOINTING.
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11.00 DPC

11.01 We could not see the original DPC. Usually, in properties of this age, the DPC is slate.
11.02 The brickwork to the extension is unusual because at the front, there is no sign of a DPC
nor a change in bricks beneath a hidden DPC; yet, at the side where there is no render, we
could see a short section of the DPC and see where the bricks were different.

11.03 Although this is a statutory inspection stage of building regulations, it is our experience
that inspectors do not always inspect when called out. We cannot confirm that a DPC is in
place to extension. The only way to determine if a DPC is included to the front, is to cut out a
section of bed joint. This has not been carried out.

NOT INSPECTED

THERE IS NO OBVIOUS DPC NOR CHANGE IN BRICKS BENEATH THE LEVEL OF A HIDDEN DPC.
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11.00 DPC

THIS IS THE ONLY SECTION OF DPC THAT WE COULD ACTUALLY SEE. YOU CAN ALSO SEE THE DIFFERENT COLOUR
BRICKS BENEATH THE DPC.
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12.00 WINDOWS

12.01 The windows throughout are UPVC frames with double-glazed units.

12.02 The vendor informed us that all of the original windows apart from the kitchen and rear
large bedroom, date from 2013. The kitchen and rear large bedroom windows predate this
time.

12.03 We noted:

e Front lounge bay: The cill is low and the units are not toughened. Safety film should
be applied to the glass. The casements operated satisfactorily.

e Kitchen: We could not open the casement.

e Rear large bedroom: Frame opening/casement slightly too narrow to comply with
building regulations fire escape regulation. It measures 400mm-410mm but should be
450mm. You should ensure that you can escape through this window.

12.04 We saw no issues to the remaining windows.

12.04 The vendor indicated that the 2013 windows were covered by a Building Regulations
Completion Certificate (BRCC) and not a FENSA certificate. Your solicitor should obtain this
certificate.

12.05 Your solicitor should also obtain the FENSA compliance certificate for the older and new
(unless covered by the overall BRCC certificate) installation.
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12.00 WINDOWS
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13.00 EXTERNAL DOORS

13.01 The front porch frame is UPVC with a double-glazed units. The units were toughened.
The door is a composite door. It caught the frame when closing and may need adjusting. The
cylinder is a 3* security cylinder. Your solicitor should see if there is a FENSA compliance
certificate for the porch frame/door. It may be covered on the overall building regulations
approval.

13.02 The front entrance door is original timber in a single-glazed leaded side screen. If
broken, the glass could be dangerous, and we recommend that it is changed for safety glass.
There is no mortice lock to the door. One should be fitted.

13.03 The patio doors from the rear reception are bi-fold UPVC doors with double-glazed
units. The units were toughened. The doors operated satisfactorily. Again, the Euro cylinders
were 3* security cylinders. The vendor indicated that these doors were installed in 2020. Your
solicitor should obtain the guarantee and the FENSA certificate.

13.04 The rear doors from the kitchen are side hung UPVC pattern 10 with double-glazed
units. The units are toughened. The doors operated satisfactorily. Again, the Euro cylinders
were 3* security cylinders. The vendor indicated that these doors were installed in 2020. Your
solicitor should obtain the guarantee and the FENSA certificate.

13.05 The side door from the utility area is a UPVC 2XG with a double-glazed unit. The unit is
toughened. The door was stiff to open and close and again, may need adjusting.

13.06 The front store door is UPVC. It operated satisfactorily.

13.07 Your solicitor should see if there are guarantees for each door.

13.08 You should request that the vendor arranges for the porch door and utility door to be
eased.

Condition Rating 1

14.00 EXTERNAL DECORATIONS

14.01 This involves the external softwood eaves boarding etc which has been identified in the
report. It all needs urgent repair/redecoration.

14.02 Due to access requirements, redecoration may be expensive, and you should obtain a
quotation.
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15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

15.01 The internal partitions to the ground and first floor all appear to be solid partitions
except the short section of partition to the left of the kitchen door and the partitions within
the extended parts of the house which are stud partitions.

15.02 The perimeter external walls to the original property are a mixture of traditional two-
coat plaster and dry-lined plasterboard. The walls to the extension are dry-lined.

15.03 The ceilings are all covered so we cannot confirm the specification.

15.04 Sections of the original side wall of the house have been removed to access the
extension. Your solicitor should obtain the structural engineer’s design for the removal and
support.

15.05 We noted:

e Kitchen: Slight shading to kitchen ceiling. It was dry with a damp meter, but the ceiling
is beneath the bathroom. It needs to be monitored.
Disturbance to the kitchen bay ceiling. This may have been caused by the new roof
structure/finish.
Disturbance around the kitchen doors most probably caused by the installation of the
door set.

e Small front original bedroom: Staining/water mark to ceiling. Mark was dry with a
damp meter. The area above is now part of the covered roof.

e Small rear bedroom (extension): Slight crack over door is shrinkage to stud partition.

e Front large bedroom: Slight cracking to bay and slight slope to bay ceiling. This could
be caused by the weight of the roof slightly compressing the UPVC bay. We have
recommended gallows brackets.

15.05 We saw no further issues and the inside of the property is in good condition.

15.06 All downlighters should be checked to ensure that they are fire-rated units. Where they
are not, they should be replaced with fire-rated units. We noted that the bathroom are not
fire rated and the hall look the same type of unit.

Condition Rating 1
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15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

DISTURBANCE TO KITCHEN BAY CEILING.

DISTURBANCE TO KITCHEN DOOR SOFFIT.
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15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

WATER MARK TO BEDROOM CEILING.

CRACK TO BEDROOM STUD PARTITION.

(3 ricS

Regulated by RICS




MIDLAND PROPERTY SURVEYS LIMITED 07759 955420

16.00 FIREPLACES, FLUES AND CHIMNEYBREASTS

16.01 The chimney breasts are still in place throughout the property.

16.02 The gas fire to the rear reception should be safety tested prior to using it.

16.03 There is a wood burning stove. The vendor indicated that it has a Building Regulations
Compliance Certificate. Your solicitor should obtain the certificate. We noted:

1. There is no obvious additional combustible air to the room.
2. We could not find a CO detector.

16.04 You should request that the vendor arranges a HETAS engineer to inspect the
installation. They should carry out all recommendations and provide you with a copy of the
safety certificate.

16.05 The flues elsewhere are sealed. Each sealed flue should have an air brick to vent the
flue.

17.00 FLOORS

17.01 All of the floors were covered with carpets, coverings and boards and we were unable
to inspect them, our comments are therefore based on what could be determined through
coverings. We cannot confirm that the covered structural elements of the floors are free of
defects.

17.02 The floors to the original ground floor are suspended timber. The floors to the extension
are solid, ground-bearing construction.

17.03 The upper floors are suspended timber.

17.04 We noted unevenness to the breakfast section of the kitchen (around the island). We
do not know what has caused this. It may be sub-standard workmanship when the floor was
repaired after installation of the island.

17.05 We cannot comment further.

17.06 Ideally, further air bricks should be installed to vent the original sub-floor void.

NOT INSPECTED

18.00 CELLAR

18.01 None and no inspection was carried out of the hidden sub-floor void.

NOT INSPECTED
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19.00 DAMP

19.01 Due to the hall walls being dry-lined and covered in wood panelling, we were unable to
test the hall walls.

19.02 The extension walls are dry-lined, and the boards are held a reasonable distance from
the blockwork. In this instance, our moisture meter is limited in its ability to test through the
void behind the plasterboard although we can test through “dabs”. We did not record high
readings where we could find dabs.

19.03 The reception room walls were tested, and we did not find high readings.

Condition Rating 1

20.00 WOODBORING BEETLE AND ROT

20.01 Please note that a limited inspection of roof areas was carried out and no inspection of
floor voids was available.

20.02 Where we could inspect, we did not see beetle or rot, but external boarding has not
been redecorated for many years and there may be sections of rot.

Condition Rating 1

21.00 INTERNAL FINISHES
21.01 The internal finishes are in good condition.

21.02 Paint containing lead may have been used within the original property. Use respiratory
protection whenever you sand down the paintwork.

Condition Rating 1
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22.00 INTERNAL JOINERY

22.01 Stairs: Timber construction —we saw no issues.

22.02 Internal Doors: Panelled/moulded. Apart from the extension front bedroom, they all
opened and closed satisfactorily. The extension front bedroom door needs to be eased.
22.03 Skirtings and Architraves: Softwood small section. We saw no issues.

22.04 Kitchen Units: Modern installation. We saw no issues.

22.05 There is an extractor fan which appears to discharge to the grill to the side. You should
ensure that this connects and that you have a working extractor fan to the kitchen area.
22.06 We noted that the utility tap is connected the wrong way to the hot and cold supplies.

Condition Rating 1

23.00 SANITARYWARE

23.01 The installation of the WC beneath the stairs requires building regulations approval.
The vendor indicated that they did not get approval. You should discuss this with your
solicitor. We cannot confirm that waste connections were carried out correctly.

23.02 We tested the ground floor WC, ensuite WC and bathroom WC, and the bathroom WC
requires a new valve. We suggest that you request that the vendor replaces this.

23.03 Due to the bathroom and ensuite shower being rain fall showers, we are at risk of
getting wet when testing them; therefore, no testing was carried out. The showers did look
like they were being used.

23.04 The ground-floor WC does not have an extractor fan. It will be difficult to install one
and connect it to outside air.

23.05 We have commented upon the discharge from the bathroom and ensuite extractor fan
ducts.

23.06 We have commented that the kitchen ceiling is slightly shaded. Potential leakage from
the bathroom should be monitored.

Condition Rating 1
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24.00 SERVICES

24.01 Specialist tests should be carried out to ensure that electric, gas and heating
installations are safe.

24.02 Internal Wastes: Where visible these are generally plastic.

24.03 Plumbing Installation:

We could see sections of both plastic and copper pipe work. We cannot confirm the quality
of the hidden installation.

There is a “sure-stop” switch to the kitchen unit. This cuts off the water supply when required.
We could not see the incoming water main, nor the stop tap. The vendor was not sure if the
incoming main was renewed as part of the extension works. Your solicitor should see if there
is a water authority certificate for a mains replacement. If not, the material for the incoming
main may still be in original lead; if so, it should be replaced in MDPE.

24.04 Heating Installation and Boiler:

The central heating boiler is in the store at the front of the property. It is a Worcester Bosch
Greenstar 34CDI Classic Erp combination boiler.

The boiler operated for both central heating and hot water demand.

There is a magnetic system clean on the boiler. A magnetic system clean removes the build-
up of sludge in the central heating system.

The condensate drain drops within the utility. We do not know where it connects to.

There is an external thermostat controlled by a phone app.

We noted that the tall kitchen radiators do not look like they are securely fixed. The front one
looks very precarious. These should be checked by the Gas Safe engineer whilst safety testing
the boiler or a heating engineer if the boiler has recently been serviced.

Your solicitor should obtain the guarantee and the Building Regulations Compliance
Certificate for the boiler.

Your solicitor should obtain the service records for the boiler.

If the boiler has not been serviced recently (within the last six months), you should arrange
for a Gas Safe engineer to safety test the boiler.

24.05 Gas Installation:

The meter is in the understairs cupboard. Electrical earth bonding is in place.
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24.00 SERVICES

24.06 Electrical Installation:
We have commented upon the original electric installation that could be seen within the roof
space. Your solicitor should obtain the Building Regulations Compliance Certificate for the
original installation which the vendor informed us was renewed in 2013.
There are two consumer units both fitted in the porch. Both units have RCD protection but
only on the main switch not on individual circuits. This means that if the RCD trips, the whole
of the installation covered by the unit will turn off as opposed to the circuit that had tripped.
The older unit has a sticker which states “next inspection 2023”. To extend the installation
into the extension, the original element should be safety checked. Your solicitor should
ensure that this was carried out and reported on the certificate.
We recommend that the discharge to the mechanical extraction is checked to kitchen (we
assume it connects to the high-level air brick to the side) and also that the first-floor extractors
are taken to outside air.
Surveyors are not qualified to test the installation and no testing or invasive inspection was
carried. You should commission a test by a NICEIC qualified electrician to determine that the
installation is safe and meets your requirements in respect of socket outlets etc.
Again, your solicitor should obtain the Building Regulations Compliance Certificate for the
extension installation.
24.07 Drainage Installation:
24.07.01 There is a block in-fill inspection chamber to the front of property. Due to
the weight of the cover, we could not lift it to view inside the chamber.
24.07.02 There is a slab in-fill inspection chamber to the rear of property. Again, due
to the weight of the cover, we could not lift it to view inside the chamber.
24.07.03 There are modern gullies/connections to the side. We saw no original gullies.
24.07.04 We do not know if all of the underground drains were replaced as part of the
construction of the extension. This should be investigated by the CCTV survey. If they
were not, this is a concern, and you should ensure that they are not beneath the
extension.
24.07.05 We have recommended that the front and rear channel are cleared of debris.
The connection to a storm drain should also be checked to each channel.
24.07.06 We have commented that there may be storm and foul mixed. Again, this
should be checked.
24.07.07 The CCTV survey can tell you if there are “shared” water authority owned
drains on the property. If they are and they were built over by the extension, your
solicitor should obtain the “build-over” agreement.
24.07.08 We cannot comment further upon the drains.
24.07.09 You should be aware that underground drainage is prone to leaking,
becoming blocked or suffering damaged. This can only be assessed by carrying out a
CCTV survey. We recommend that a CCTV survey is carried out prior to purchase and
necessary works are carried out to ensure the integrity of the system.

Condition Rating 1
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24.00 SERVICES

“SURE-STOP” WATER ISOLATOR.

MAGNETIC SYSTEM CLEAN ABOVE THE BOILER.
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24.00 SERVICES

BOILER CONDENSATE PIPE GOING INTO THE UTILITY. YOU CAN ALSO SEE THE THERMOSTAT REMOTE KEY.

RADIATOR IS NOT FIXED CORRECTLY TO THE WALL.
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24.00 SERVICES

RADIATOR IS NOT FIXED CORRECTLY TO THE WALL.
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24.00 SERVICES

ALTHOUGH THE STICKER STATES “NEXT INSPECTION 2023”, THE WHOLE INSTALLATION SHOULD HAVE BEEN
CHECKED PRIOR TO EXTENDING IT INTO THE EXTENSION.

NEW CONSUMER UNIT WHICH ONLY COVERS THE KITCHEN PART OF THE EXTENSION AND SOME LIGHTS
UPSTAIRS.
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24.00 SERVICES

MODERN GULLIES TO THE REAR.

25.00 ASBESTOS

25.01 We have not carried out an asbestos survey. Where visible, we have commented upon
the potential for asbestos or asbestos containing materials within the property, but this is not
an exhaustive list and caution should be exercised when working upon, breaking into, or
removing potential risk items.

25.02 We did not see anything that appears to contain asbestos.

Condition Rating 1
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26.00 FIRE PROTECTION AND MEANS OF ESCAPE

26.01 The escape in the event of a fire is via the front door.

26.02 There is only detection to the hall and landing which is unusual as we would expect the
building regulations inspector to require a detector to the kitchen.

26.03 We recommend that mains operated, interlinked fire/smoke detectors are fitted to the
kitchen (with heat detection), to the utility, to the family area and the front reception near
the log burner.

26.04 We also recommend that a carbon monoxide detector is fitted adjacent to the central
heating boiler, log burner and gas fire.

26.05 We have commented upon the bedroom window.

27.00 NOISE SEPARATION

27.01 The only increase or enhancement to the original structure to assist in reducing noise
transference are the double-glazed windows.

27.02 Whilst at the property, we did not notice any noise issues other than low flying
commercial aeroplanes.

NOT INSPECTED

28.00 EXTERNAL BUILDINGS AND CONSERVATORIES AND LANDSCAPING

28.01 Externally, the landscaping is in good condition and no issues were noted.

Condition Rating 1
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29.00 LEGAL MATTERS

29.01 Obtain statutory approvals (planning permission and building regulations approval) for
the extension.

29.02 Obtain structural engineer’s design details for relevant works in the extension.

29.03 Did the designing architect issue an “Architect’s Certificate” on completion of the
extension? If not, discuss the option for a Professional Consultant’s Certificate for the works
or latent defects insurance.

29.04 The kitchen bay roof is not shown on the planning drawings. Discuss the implications of
this addition.

29.05 The installation of the ground-floor WC would have required building regulations
approval. The vendor indicated that approval was not obtained. Discuss implications.

29.06 Obtain building regulations compliance certificate for central heating boiler.

29.07 Obtain guarantee and service records for central heating boiler.

29.08 Obtain Building Regulations Compliance Certificate for the original (2013) and
extension (2017) electrical installation.

29.09 Obtain inspection certificate for the original electrical installation prior to extending
into the extension.

29.10 Obtain building regulations compliance certificate and service certificates for the wood
burning stove.

29.11 Obtain FENSA certificates for the windows (both 2013 and 2017 windows may be
covered by a Building Regulations Completion Certificate - BRCC) and porch frame/door (may
be a BRCC) and rear reception doors and rear kitchen doors.

29.12 Has a cavity insulation injection been carried out? If so, obtain the CIGA guarantee.
29.13 Is there a water authority approval certificate for the replacement of the incoming
main? If not, it may not have been replaced and could be original lead.

29.14 Obtain guarantees for:

Roof finishes.

Electrical installation to the original house and the extension.
Kitchen installation.

Bathroom/ensuite installation.

Extension windows and doors.

Rear reception room doors and kitchen rear doors.

Wood burning stove (log burner).

O O O O O O O

29.15 Is there a drainage plan in existence which will identify the location of drains and if any
shared drainage (water board responsibility) cross the property. Has the extension been
constructed on top of drains? Is the drainage a separate or a combined system?

29.16 Who is responsible for each boundary? This is particularly important in relation to the
front left-hand boundary which is a small retaining wall.

29.17 Discuss gutter/downpipe to the neighbour’s garage/extension which appears to over-
sail the boundary.
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30.00 SUMMARY

CONDITION RATING 1 — The element’s condition is commensurate with its age, and it is in a good or
acceptable condition; however, as with all building materials, maintenance will still be required in the future.

6.00 PARAPET WALLS, RETAINING WALLS & BOUNDARY WALLS

13.00 EXTERNAL DOORS

15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

19.00 DAMPNESS

20.00 WOODBORING BEETLE AND ROT — where we could inspect.
21.00 INTERNAL FINISHES

22.00 INTERNAL JOINERY

23.00 SANITARY WARE — note comments regarding possible leakage.
24.00 SERVICES

25.00 ASBESTOS

28.00 EXTERNAL BUILDINGS AND CONSERVATORIES AND LANDSCAPING

— The element’s condition requires attention from a specialist to provide a quotation
as we deem that the element requires maintenance or replacement. This inspection/quotation should be carried
out prior to purchasing the property so that you are aware of the costs and time involved. The findings may
affect the value of the property but can usually be carried out once you occupy the property.

3.00 ROOF COVERINGS AND FLASHINGS

4.00 ROOF SPACES

5.00 CHIMNEYSTACKS

7.00 FASCIAS AND SOFFITS

8.00 RAINWATER GOODS

9.00 EXTERNAL SOIL WASTE AND VENTILATION PIPEWORK
10.00 EXTERNAL WALLS

12.00 WINDOWS

14.00 EXTERNAL REDECORATION.

16.00 FIREPLACES, FLUES AND CHIMNEY BREASTS — no inspection of flues.
26.00 FIRE PROTECTION AND MEANS OF ESCAPE

CONDITION RATING 3 — The elements condition is serious enough that it could have a detrimental effect on
your enjoyment of the property, and we deem that the issue needs immediate attention from a specialist. You
should not proceed without further investigation.

None.

NOT INSPECTED — We were unable to gain access to the element. We cannot confirm that the elements is
present. If the element is present, we cannot confirm that it is positioned correctly, functioning correctly, nor free
of issues or defects.

9.00 EXTERNAL SOIL WASTE AND VENTILATION PIPEWORK — base.
11.00 DAMP PROOF COURSE

17.00 FLOORS

18.00 CELLAR

27.00 NOISE SEPARATION
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31.00 SURVEYOR’S OVERALL OPINION
31.01 The property offers you an extended, detached house in a popular part of ****#x***
The property was extended in 2017 and several items are a concern.

Firstly, it appears that there was no professional architect or engineer input during the
construction. This means that workmanship issues are evident, and we have recommended
that a Professional Consultant’s Certificate or latent defects insurance are investigated and
obtained. These two options may not be available and if not, you will be left taking the risk of
issues manifesting themselves once you own the property.

The main items of concern with the extension are:

1. Roof structure — we have recommended works to address the issues noted. Further
works may be required once the roof structure is safely accessed.

2. Roof finishes are not to BS5534. The main concern is untreated battens and lack of
ventilation.

3. Apparent lack of DPC.

Apart from the above, you should be aware that the roof tiles used to the original house and
extension, are old, and these old tiles will need maintaining in the future.

Everything else within our report, are either maintenance issues or “house-keeping” items
and you should follow the recommendations given.

We strongly recommend that you obtain quotations for all the works and further
investigations recommended within our report; these should be carried out prior to
purchasing the property so that you know the financial and time implications associated with
any findings.

You need to fully assess the issues found and the costs of these works before deciding to
proceed with the purchase.

31.02 Further Investigations.

e Unless recently carried out, commission a Gas Safe inspection of the gas installation,
both gas fires and central heating boiler.

e Carry out a full survey on the drains to ascertain condition and identify existence or
position of chambers.

e Commission a HETAS engineer to safety test the solid fuel burner arrangement.

e No electrical inspection recommended as we assume that it was all replaced in 2013
and 2017. If the original house installation was not renewed, a safety inspection
should be commissioned.
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Inspection carried out and report prepared and compiled by:

Midland Property Surveys Limited
Knightlow Road,

Harborne,

Birmingham,

B17 8QA.

For and on behalf of Midland Property Surveys Limited,
3k 3k 3k 3k ok %k %k k

Chartered Building Surveyor
WWW.mpsurveys.co.uk

%k %k %k %k %k %k k k
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We pride ourselves on delivering a high level of service in accordance with the RICS regulations.
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Typical house diagram

This diagram illustrates where you may find some of the building elements referred to
in the report.
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