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1.00 THE PROPERTY

1.01 Tenure
This should be verified by youolicitor. We have not seen any legal documentation
in relation to the tenure.
1.02 Description
The property is accessed from***** |t is a detachegbropery. It has brickwork
walls overlain with render to areasida clay plaintiled pitchedmainroof. To theside
is apart integral garage that leads on to a covered area. Behind this is a utility room
which is an irfill between the kitchen and original outbuildings. The kitchen has a rear
extension. Above the garage, there is an ensuite extension.
1.03 Accommodation:
Ground FloorPorch, fallway leading to staird/C, dining room, rear lounge,
kitchenbreakfastutility, garage.
First Floor Fourbedroomgqone with ensuite showgoom) andbathroom
1.04 Outbuildings and Parking
Parking is orthe private drive We did not measure the garage for vehicular access.
1.05 Approximate Age
From historical maps, it appears that pliepertywasconstructed when the 38 map
was drawn.
Your solicitor can confirm the date of the actwainstruction.
1.06 Orientation
The front of the property faces approximatebytheast
1.07 Location and Amenities
The property is located in‘an established residential area containing properties of
differing stylesbut similarages Amenitiesare close to the property.
1.08 Roads and Footpaths
Your solicitor should check whethéhe roads and footpatlase fully adopted.
We saw no indication to believe that they are not.
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2.00 SCOPE OF INSPECTION

2.01 The purpose of the inspection and the verbal and written reports is to puégbet
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 All directionsare given as if facing the property from the front door.

2.03 Externally the property was inspected from ground level to the front and rear. No long
ladders were use@ur inspection o&ll of theroof finisheswerecarried out from the ground.

2.04 Areas of the roof space were without fixed boards, so we could not carry out a close
inspection of these areaBhere was no acces$s the roof spacabove the garager utility
(outbuilding) or the kitchenextension We cannot confirm that any area thag would not
inspect is free of defects.

2.06 The property wafully furnishedandoccupied at the time of our.inspection

2.06 Within the property,there wereunits within the utility and kitchenlarge built in
units/wardrobego the bedroom) and sanitaryware to tHeathroom andshowerroom. We
cannot comment on the condition of walls and floors whersetitemsvereplaced

2.07 All floors werecovered throughout with a mixture of coverings and we were unable to
inspect then. Other than where statedewannot confirm that theses floors are free of defects.
2.08 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 havespaticted woodwork

or other parts of the structure that were covered, unexposed or inaccessible. We are therefore
unable to report that any such part of the property is free from rot, beetle, fungal growth or
other structural or nestructural defects. Fdahe purpose of this report we have assumed that
there are no defects to any hidden structural frame or contamination from or within the ground.
2.09 A Building Survey does not comment on the potential for flash floods, coastal floods,
urban floods, fluval or pluvial flooding. You should discuss any concerns you have with your
solicitor who will arrange-@an Environmental Report to be carried out on the property.

2.10 Our report is mainly concerned with matters that significantly affect the condititve of t
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.

2.11 This report is private and confidentialcais 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
ourexpress consem writing.
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3.00 ROOF COVERINGS AND FLASHINGS

Main roof, lounge projection roofyarage roaqfporch roof utility tiled roof, kitchen extension
roof and ensuite roof finish

3.01 Theeroofs arecovered in claylaintiles. Thetiles are originato themain roof, lounge
projection roof, garage roof, porch roof, utility tiled ra@sfd will be reclaimed to the kitchen
extension and ensuite

3.02 The ridgehipsand valleytiles are a matching clay tile.

3.03 There is no sarking underlay to thain roof, garage roof and utility roof. We could not
see one to the extension (although one could be in place) and the ensuite roof wasttoo high
inspect

3.04 You should be aave that th@riginaltiles are oveeightyyears old.and this iseyond the
expected life 70 +80 years) for a clay tile.

3.05Considering their agehe roof finistkes arén goodcondition, but we noted:

1. There are gaps to the tiles to the frmedioom one)and sidegabled roof aread his
is an indication that the gable brickwork has mosightly outwards (laterdy) tsee
section 4.00.

2. To the main roof to the left of the front dorm@edroom four,) the roof is slightly
concave. This is an indication of a deflected pud#tagain, see section 4.00.

3. The main ridge tiles have been recently repoinbed the utility ridge has not.

4. To the rear of the main roof (north west), there is a small amoumtos§ which
indicatesthat the tiles arstarting to hold dampness.

5. We could only see three replaced tiles. This is an indication that the tile nibs are still in
good condition.

6. Although we could not clearlyeethe bottom rows of tiles above the read &ont bay,
we did note that to theear, it appeathat the tiles are deteriorating. This is caused by
thetiles keing fixed and held against the damp feltisTéreashould beinspectedas
part of the bay roof finish renewahd any deteriorated tilesplaced

7. The valley above bedroom one and bedroom four has been reflaeed extensive
leakage It has been replaced in felt and not leadsingle ply membrane (EPDM)
Although this appears to have addressed the leakage, we would have prefereed to se
the valley lined with leadr EPDMas the felt will only give you ten ttwelve years
(from new)of waterproofness. Your solicitor should obtain the guarantee.

8. To the abutment of the garage roof and main house wall, there are saplings growing in
the flashing. These should be removed.

9. Further up this abutment, is the area above the cupbatrith the ensuite entrance.
Within this cupboard, there is extensive leakage. We notified the vendor and following
our inspectionthe vendor has contacted us amfemed that there was an internal
plumbing leak and possibly a roof leak which is being investigated. We do not know
whether these leaks have been repaired. You should discuss this with the vendors and
ensure that guarantees are passed to you in youg.nam
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3.00 ROOF COVERINGS AND FLASHINGS

3.061t is our opinion that theoof finishes are currently satisfactory, but we have spoken to
you about the fact that the roof finishes will need major work/renewal within the next ten years
(approximate).This will involve lifting, sorting and relaying/replacing tiles upon a mod
geotextile membrane to include new battens and tile ventiladesvould expect this to cost

in the region of £15,000.00£18,000.00n W R G jric&s/ You shouldow arrange fora
roofing contractor to provide a quotation so that you are aware of this future cost.

Front and rear bayof finishes

3.07 These weré¢oo high to inspect.

3.08 From the ground we could see the edge of the rear bay (bedroom two) and it is old felt
that looks like it has a reasonable amount of moss upon it.

3.09 From within the bedroom, there were two small spots to the ceiling which could be the
initial signs of leakage.

3.10 Due to the lead/zinc apron around the front bay (bedroom one), we could not see the
material that covers this roof.

3.11 There were no obvious signs of leakage beneath thjdrddhe integral gutter is leaking
behind the apron (sesection 8.0Q)

3.12 We recommend the roofing contracfmovides a quotation for theplacement of tree

two roofs and you budget for renewal in the near future.

Utility .

3.13 The glazed section of the utility is Georgian wired cast glass in paiffi®ars.

3.14The flashings old lead whichis dressed into the brickwork to the original outbuildirg
goes up andver the front parapet wédlinay be leaking)andis dressed under the render to the
main house.

3.15 On our first visit, it was raing heavily, analthoughwe did not see any obvious leakage
(drips), the top of the front wall beneath the parapet is stained as if the area is leaking. We
tested with-a- damp meter.and there was dampness, balsoeegistered similar readings
elsewheravithin the utility and this could bdue to the fact that the area is unheated, and we
were measuringtmaospheric damp as opposed to leakagevever, the parapet wall is only
single skin brickwork, andithout a cavity, even twskins of brickwork willnot be effective

at stopping penetrating dampne¥su should monitor the area and budget for works to the
flashings. You should budget in the region of £750.00.

Covered area

3.16 This area is covered in polycarbonate roof sheets. On our firsttisigrea was leaking
quite badlyand the wall above and around the kitchen window was sodden.

3.17 The roof sheets are flashed with aged bitumen agp@st the single skin utility parapet
wall. This has déonded and is contributing to the leakagéhin the covered area and may
alsobe thesource ofdampreadings to the parapeithin the utility. Although this is an open
plant growing area, the leakage is concentrated around the edge of the rooWhineeis
dampening the wallso we recommend that the flashings are renewed.
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3.00 ROOF COVERINGS AND FLASHINGS

Ensuite dormer

3.18 Although the roof tiles have been included in the earlier section, there are waney edge
boards that cover the walté the dormer projection.

3.19 On the day of our fist inspection, the boards wsaraking up the rain, antidse boards

will have a limited lifespan and have to be periodically redecoréteghereforerecommend

that they are removed, the dormer insulated (if not already3iagke ply membranéEPDM)

sheet fitted teeach &evation.

Action: Obtain a quotation to reoof the original tiled areas anodern membrane, new battens
and ventilators (see sd@on 4); remove saplingsbudget for renewal of bay@mminent);
monitor and budget for renewal ofility lead flashing; renew covered area flashing; budget
for renewal of ensuite waney edge boards to walls
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3.00 ROOF COVERINGS AND FLASHINGS

REPAIR TO VALLEY HAS BEEN CARRIED OUT IN BITUMEN FELT.

TILES TO FRONT ELEVATION ARE"IN GOOD CONDITION THIS IS THE AREA WHERE THE
DEFLECTED PURLIN CAN BE SEEN IN THE ROGEINE (NOT OBVIOUS ON PHOTOGRAPH).
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3.00 ROOF COVERINGS AND FLASHINGS

NOTE GAP TO TILES ABOVE FRONT GABLE

ﬁ\';'\"sh\

Fay

AGAIN, ROOF TILES IN GOOD CONDITION."NOTE WANEY EDGE BOARDS TO THE ENSUITE
WALLS.
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3.00 ROOF COVERINGS AND FLASHINGS

GAP TO THE TILES TO THE OTHER SIDE OF FRONJABLE.

A the mark of
property
professionalism
worldwide



3.00 ROOF COVERINGS AND FLASHINGS

TILES ABOVE THE FLAT ROOF ARE BEING AFFECTED BY DAMPNESS.

——————

MOSS TOREAR ELEVATION.
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3.00 ROOF COVERINGS AND FLASHINGS

MOSS TO REAR ELEVATION.
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3.00 ROOF COVERINGS AND FLASHINGS

LEAD/ZINC APRON TO FRONT BAY. RAINWATER IS DRIPPING FROM BEHIND IT (SEE SECTION
8.00)

REMOVE SAPLINGS.
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3.00 ROOF COVERINGS AND FLASHINGS

OLD BITUMEN TAPE ABOVE COVERED AREATHIS IS THE SINGLE SKIN PARAPET WALL TO THE
UTILITY.
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4.00 ROOF SPACES

Main Roof Space.

4.01 Access to the main loft space isabthelanding The main area of the loft floor is
covered in boards, but dormer areas do not have boards, so we viewed these areas from the
boards This is not a thorough inspection of thehwarded areas.

4.02The underside of the tiles does not hawveodern sarking underlay.

4.03When ths property was constructed, the tile battens had a sand/lime/fmairs®rching

fillet applied to them. This stopped wind driven snow and rainwater entering the roof space.
The torching to this rook still mostlyintact and we assume that this is becaubas been
repaired in the past. Unfortunately, due to ages #tarting to turn sandy which could hold
dampness next to the battens and rafiétes.have recommended that the roof finish is lifted
and relayed pon an underlawithin the next ten year¥ou should obtain a quotation now, so
that you are aware of future costs.

4.04 Surface moisture reading of batseimdicated a reasonablpw moisture contento
battens This indicateshat the clay tiles are hteachingdampnesshrough thebattens.

406 7KH URRI VWUXFW XUHUIRWR D diemksth €auth idlevgtionF X W

4.06 Theroof space is large, and it is unusual to see just one pgaréach elevatigrbutin

this propertythe purlins weresupported with horizontaliagonaltimbers.

4.07 When viewed from the front, the roof slope is slightly concave, and this can be seen in the
loft space as deflection to the front purlin to the digand side. This mayebdue to the fact
thatat least ongpossibly twasuypport pro wereremoved when the loft hatch was installed.

To support this purlin, aS8Dmm X75mm prop should be placed diagonally down onto the top

of the stairwell wall.

4.08 From within the loft, the rear purlin also looks deflected. Again, a prop should be inserted
similar to the front purlin.

4.09 Thetiles to the front and lefhandgableroofs indicate lateral movement of the brickwork,

and again, this can be seenthe lefthand wall within the loft spac&.o support the galbde

we recommend that lateral restraint straps are fixed é&achgable across the roof structure.
The righthand gable wall has a chimney breast as lateral syt would still be prudet

to restrain the brickwork

restraint straps at not ‘\’3"'-‘\%

more than 2m centras
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4.00 ROOF SPACES

4.10 Away from the boards, there is very little insulatidnrrent recommendations are that
lofts contain at least 270mm of quilt insulation. Ideally, the boards should be lifted, and a
uniform 300mm of quilt insulatiomaid across the whole floolf. you wish to keep the boards,
we recommend that they are lifted and PIR insulation to a similalle as 300mm of quilt
is installed beneath the

4.11 There are uninsulated water pipes which alsed insulating.

4.12 Chimney bricwork registered damp with a damp metafthough thisis normal, we
noted loose flashings to the stack &ade recommended works in section 5.00.

4.13The loft hatch should be upgraded to an insulated, fire rateld. hatc

4.14Due tothelack of accessto the dormerswe cannot confirm that teearea arefree of
rots or woodwormThis is particularly relevant to the area below the valley gltéween
bedroom one and four.

Action: Prop purlinsyestraingablesjnsulateloft floor and water pipesnsert firerated
hatch
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4.00 ROOF SPACES

TORCHING IS STILL INTACT.

TORCHING IS STILL INTACT.
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4.00 ROOF SPACES

SURFACE MOISTURE TO BATTEN

SURFACE MOISTURE TO BATTEN.
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4.00 ROOF SPACES

LOFT HATCH IS PLACED WHERE A DIAGONAL PROP HAS BEEN REMOVED.
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4.00 ROOF SPACES

DEFLECTION CAN BE SEEN TO FRONPURLIN.

LOOKING INTO THE AREA ABOVE BEDROOM ONE.
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4.00 ROOF SPACES

LOOKING INTO THE AREA ABOVE BEDROOM ONE. NOTE ENSUITE ROOF AT FIQR LEVEL.

ABOVE BEDROOMFOUR GABLE IS NOT BRICKWORK AND THEREFORE, DOES NOT NEED TO BE
RESTRAINED.
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4.00 ROOF SPACES

MOISTURE TO CHIMNEY BRICKWORK.999 IS THE MAXIMUM READING.

UNINSULATED WATER PIPES.
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5.00 CHIMNEYSTACKS

5.01 We viewed the chimneys from ground level. We have commented upon what could be
surveyed through binoculars but there were areas of the chimneys that could not be seen from
the ground and can only be seen whilst on the roof. You therefore should absiiroer
comments are the minimum works required and further works may be necessary particularly
to brickwork and flashings.

5.02 We noted:

X Rear righthand chimney:

0 The stack leans to the right. The lean is enough where. it would be prudent to
reduce tle stack in heightA Gas Safe engineer should comment upon the
required height o gas fire serving flue.

o Flashings ee original lead or zinc. They appdaose and this could contribute

to the dampness measured whilst in the roof space. They shoukpketed as

part of the stack reduction.

The brickwork is in reasonable condition

o0 There are two open pots. These should have caps to stop rainwater ingress.

o Once the stack is reduced, flaunching should be placed on the top of the
brickwork. Thelack of it will contribute to dampness and degradation of the
brickwork.

o

X Rear Chimney:
o0 The brickwork is in‘reasonable condition, but is damp at the top due to a lack of
flaunching. The flaunching should be renewed.
o Flashings are original lead or zinthey appeasatisfactory, bushould be
inspected as part of tisedestack reduction.
o The top has one patith a redundant flue spigot; we could not see the other cap.
A suitable spigoshould beplaced upon the top.

5.03 The roofing contract@hould thoroughly check the chimneys as our ground level survey
is limited.

5.04 They should guote for alirrent and futurgvorks listed in 3.00 and 5.00.

5.05 Afurtherstack has been removed above the roof. This originally served the dining room
andbedroom one.

Action: Reduce height of side stack; chdwmick joints; apply flaunching to top of stacks; place
Suitable spigaupon open pat
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5.00 CHIMNEYSTACKS

LEAN CAN BE SEEN ON RIGHTHAND STACK.

LEAN CAN BE SEEN ON RIGHFHAND STACK.
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5.00 CHIMNEYSTACKS

FLASHINGS ARE LOOSE

TOP OF REAR STACK IS DAMP.
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6.00 PARAPET WALLS, RETAINING WALLS & BOUNDARY WALLS

6.01 We have commented upon the single skin parapetbalie the utility/covered area and

the risk of penetrating dampness. If this becomes an issue, the exposed areas will need to be
covered in single ply membraggPDM).

6.02 There is 225mm retainingwall to thefront gardenThere are two repointed crackhich

indicate lateral failure which is usually caused by tree pressure. There is no tree aatethere

no obvious stumps to the planted ai@ cannot comment further.

6.03 Around the patio there issamall sandstone wall that retains the la&ome of the blocks

are loose and need-bedding.

6.04 We assumeéue to the brickwork and type of brick us#tit the righthand boundary wall

within the side area belongs to the neighbour

Action: Re-bed loose blocks.

REPOINTED CRACK TO FRONT WALL.
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6.00 PARAPET WALLS, RETAINING WALLS & BOUNDARY WALLS

REPOINTED CRACK TO FRONT WALL.

LOOSE BLOCKS TO REARNALL:
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FASCIAS AND SOFFITS

7.01 Theeaves detaikround thenainpropertyis softwood fascia andoffit boards.

7.02 Generally the installation is in reasonable conditdthough it has not been repainted
recently.

7.03The eaves detail around the utility contains a soffit board that we could not clearly identify

as softwood ashit could be asbestos board. If left undisturbed, there should be no risk to health.
7.04 Areas of eaves boarding around the rear of the garage has not been painted recently, and
may be rotting.

7.05 Generally, the eaves boards would benefit from redeacno.

8.00 RAINWATER GOODS

8.01 The rainwater system to the propertggedUPVC with certain downpipes original cast
iron.
8.02 We noted:

X Thejoints to thefront lefthand cast iromownpipearein poor condition and would
benefit from renewal.

X The bay to bedroom one does not havesternalgutter and downpipe. Rainwater is
leaking fromtheintegralgutter which isbehind the lead/zinc apron. As part of the bay
roof finish renewal, the aprorhsuld be removed, and a conventional gutter and
downpipe installed.

X The gutter around the rear bd@gedroom two)s leaking and should be replaced.

x Leakagefrom the cast.iron down pipe that extends from the lounge projection to the
gulley at the side ahe hall. This could be causing the dampness to this wall and the
rotting joists.The pipe should be replaced in its entirety.

8.08 The aboveeplacementshould be carried owts soon as possiblesAart of thefuture

roof finish renewal, scaffold wilbe in placeand his should be used to replace all of the gutters
and downpipes.

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

Action: Replace rainwater installati@s specified. Budget for future complete renewal.
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8.00 RAINWATER GOODS

LOUNGE DOWNPIPE LEAKING OUTSIDE OHHE HALL.

LOUNGE DOWNPIPEIOINTIS IN POORCONDITION.

L A J
A the mark of
property
professionalism
worldwide



8.00 RAINWATER GOODS

RAINWATER LEAKING OUT OF BEDROOM TWO GUTTER.

RAINWATER LEAKING OUT OF BEDROOM TWO GUTTER.
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8.00 RAINWATER GOODS

LEAKAGE FROM THE GUTTER TO BEDROOM TWO IS DAMPENING THE BAY BRICKWORK.

FRONT DOWNPIPE CORRODING AT JOINT.
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9.00 EXTERNAL SOIL, WASTE AND VENTILATION PIPEWORK

9.01TheUH DUH WZR 6931V RQH VHUYLQJ WKH EDWKURRP ZKLI
roof and stops close to the bathroom window and is capped with an air admittance valve
(AAV). The second drops through the garage ceiling. It serves the ensuite and dsstinarg

pipe close to the garage doors.

9.02 We noted:

x We cannot confirm that thair admittance valvéAAV) to the bathroom pipe an
external valveif not, it may malfunctionlIf problems occur, extend this pipe above
the eaves and open vent it.

X The base to this pipe is still original cast ir@ast ironbases leak and this should be
inspected as part of the drain survey (see section 24.07)
X We could not determine where theseaite pipe vents to.

9.08 We cannot confirm the condition of thrseof any pipes

BATHROOM PIPE IS SHORT AND VENTS VIA AN AAV.
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10.00 EXTERNAL WALLS

10.01 The external walls to the original houseeasured at the kitchen doarg approximately
265mm thick withinternalplaster 7KLV LV FODVVHG DV 3VROLG FRQVWUXF
10.@® The twoskins of brickworkto the original housenay be tied together with the header
bricks which can be seen in theéaf theexposedrickwork. We obviously cannot check any
VPDOO FDYLW\ RU WKH VXIILFLHQF\ RI WKHVH WLH EULFNYV
and therefore, do not tie the twkinstogether.
10.@8 Thedo not havdintel support to at least éhouter leaf. This is common in properties of
this ageOther than to the brickwork above the garage doogssaw no signs of settlement.

7KH ZDOO WKLFNQHVV WR WKH RXWEXLOGLQJ VHFWLRQ
FRQV WU XiB WwdaRs@n origikal outbuilding and the glazed section of the utility is an in
fill.
10.05 The front wall of the glazed section of the utility is only single skin brickwork. We have
commented upon damp penetration issues. These is no heating te#hi$te a@will be
cold during the winter. General dampness will also always be an issue.
1006 We measured the extension wall the kitchen windowand found the wall to be
approximately8300mm with plaster This is a modern cavity wall
10.07 Wehave not opened up walls so cannot comment on how the brick/block leafs are tied
together, the presence or condition of wall ties or frame ties, the condition of the cavity or
presence or condition of insulation.
10.08 The ensuite walls may not be suitablulated, and hedbss and condensation issues
may become apparent in the colder months.
10.09 Your solicitor should obtain the Building Regulations Compliance Certificate for the
FRQVWUXFWLRQ RI WKHINQWFKMQ CH[W\d QahinQ @xnsdn Q V X L W
(including planning certificate).
10.10We noted:

Front elevation:

x No signs of movement to the bay.

x Delaminated render above the garage and also, signs of settlement. There is a lintel to
the internal skin of brickwork. The readwill need to be removed lintel inserted to
the out BOE course, the bricksget and the render renewed.

X Surface delamination to the paint above garage door and in other areas. This is where
several layers of paint are delaminating from the reriteay be difficult to mask this
with decoration alone, and render repairs may be required.

x ‘Damage to front corner above head heigbbks like impact damage, but is reasonably
high.
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10.00 EXTERNAL WALLS

Right-hand &e elevation:

X
X

Again, thesurfacepaint is delaminating from the render.
The air bricks are covered with gravel. dlyravelshould be cleared, and additional
bricks insertedo enable an air flow to the silwor void subject to the downpipe leak.

Rearelevation:

X
X
X

X

Thebrickwork is getting dampgue to leakage from theay gutter.
No signs of movement to the bay.

The hardstandings are too close to the DPC. Wherever less tham 1&@mavel border
should be inserted.

One air brickis partly coveredo the bay.

Left-hand sideslevation:

X

X

Within the covered area, leakage has damaged the brickwork above the kitchen
window. This will be from the roof and paossibly, the leak witthie bathroom.

Render has been renewed in the pAbbve the utility and covered aredete are
cracks which are indicative of the render drying too quick. This may have caused the
render todelaminag. The cracks should be filled to stop rainwater @sg:

Garage:

X

X

The side wall of the garage is being pushed out by the expansive forces of sulphate
attack to the garage slab (see section 17.00).
The internal face of the garage walls are badly damp damaged.

10.13 We sawno evidence of any historic or progressive subsidence to the walls.

Action: Carry out render repairs and repairs to delaminating surface; clear/increase gir bricks
insert gravel border where necessary
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10.00 EXTERNAL WALLS

DELAMINATING RENDER AND SETTLEMENT ABOVE GARAGE DOORS.

DAMAGE TO RENDER AT FRONT CORNER
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10.00 EXTERNAL WALLS

COVERED AIR BRICKS TO THE SIDE.

HARDSTANDING TOO CLOSE TO DPC ANIZOVERED AIR BRICK TO THE REAR BAY.
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10.00 EXTERNAL WALLS

PREVIOUS RENDER REPAIRS/RENEWALS TO WALL ABOVE UTILITY/COVERED AREA.

SHRINKAGE CRACKING.
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10.00 EXTERNAL WALLS

DAMAGE TO WALL DUE TO LEAKAGE THROUGH COVERED AREA.

ALL OF THIS WALL IS BECOMING DAMP.
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10.00 EXTERNAL WALLS

GARAGE WALL IS BEING PUSHED OUT BY SULPHATE ATTACK TO THE GARAGE SLAB.
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10.00 EXTERNAL WALLS

GARAGE WALLS ARE BADLY DAMP DAMAGED.

GARAGE WALLS ARE BADLYDAMP.DAMAGED.

L A J
A the mark of
property
professionalism
worldwide



10.00 EXTERNAL WALLS

GARAGE WALLS ARE BADLY DAMP DAMAGED.

LINTEL TO INSIDE OF GARAGE DOOR OPENING.
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11.00 DPC

11.01 The original DP@ill be slate.

11.02 Our measurement for dampness and the visible dampness to several areas, indicates that
the slate is breaking down.

11.38 Due to the intact bepbint, we could not see the DPC to the extension.

12.00 WINDOWS

12.01 The windows ara mixture ofUPVC with doubleglazedunits andtimberwith mixed
glazing.
12.@2 We noted:

x Stairwelt Positioned where a person could fall against it. The wnit is not toughened,;
safety film should be applied.

x WC: Timber window with leaded glass. The frame is starting to rot through lack of
decoration.

x Dining room No issues, other thdanbricant requiedto the righthand main casement.

x Kitchen Rear window is timber with doublglazed units. Thelgsswithin the units is
not toughened; safety film should be applied.

x Kitchen The side window is timber and due to leakage from the roof, the frame is
rotting. It may require renewal.

x Bathroom Failed mainunit which.requires renewal.

x Rearbedroomtwo: The casemeaibpen410mm. To comply with escape regulations,
they should achieve a clear opening of 450nTrhe hinges should be replaced with
egress higes

x Frontbedroomfour: The casement opens across the opening and Isatipvay. To
comply with escape regulations, it should achieve a clear opening of 450mm. The
hinges should be replaced with egress hinges.

12.08 We saw no otherissues.
12.04 Your solicitor shouldobtainthe FENSA certificate for thevindows (only applicable
whereinstalled after 2002).

Action: Install safety film and egress hinges where specified; replace bathrooroamsiiier
redacement to thekitchen window; repair/replace WC window.
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12.00 WINDOWS

WC WINDOW.

ROT TO HEAD OF KITCHEN WINDOW.
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12.00 WINDOWS

FAILED UNIT TO BATHROOM WINDOW.

BEDROOM FOUR STOP ACROSS OPENING.
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13.00 EXTERNAL DOORS

13.0L Thetwo front dooss (one in porchpretimber. The doos operated satisfactorily

13.02 The rear door from the loungato thepatio ae within the glazed screeithe unit was
toughened. The door operated satisfactorily.

13.03 The side door from the kitchersmallglazedtimber. The glazing is only single glazed.
The door operated satisfactorily.

13.03 The do@from the utilityto the front and rear are 2XG timber with single glazingsEh
doors and glazing areot particularlysecure and could be easily broketo by a burglar. We
cannot confirm that the glass is toughened. Safety film should be appliedhtdlearear door
is starting to rot.You should consider renewal.

Action: Apply safety film to utility doors; consider upgrading doors due to security concerns.
14.00 EXTERNAL DECORATIONS

14.01This involvesrendereaves detailingvindow and doorframes.

14.02 The rear utility door and Idftand side gate are rotting.

14.®8 The external decorations would benefit from renewall ¥hould obtain a quotation to

repair render and timber where necessary, and redetoegatempete outside of the pexty.

Action: Obtain a quotation to redecorate the outside of the property.

SIDE GATE IS ROTTING.
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15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

15.01 All of the partitionsto the ground flooare solid partitions

15.@ The firstfloor partitions aretud partionsexcept the partitiobetween thésedroom two

and three, and bedroom one and four, as well as bedroom two and stairwell which are solid
partitions.

15.8 Do not remove any partitionsithout fully determiningits loadbearing capacity and
introducing alternative support.

15.04 The removal of loadbearing partitions requires structural design calculations and
building control approval.

15.06 The ceilings were all covered so we cannot confirm the specificatlertould see lathe
and plaster ceilings whilst in the loft.

15.06 We noted:

x Damage to garage ceiling beneath the ensuite is again, indicative of leakage and
your solicitor should enquire to see if a repair has been carried out.

x Damp damage to walls garage.

Damp damage tlow-level sections oivalls to the utility.

x Slight shading to upper section of front wall to the utilidgakage through flashing
or parape?

X Shading to utility ceiling beneath tiled area, may be dampness througir tilmsd
be poor decoration

x Covered area is leaking; and this has affected the brickwork and kitchen window.
We have recommended that the flashings are replaced.

x Damp damage to the kitchen ceiling beneath the bathroontoaheéwall above
the window. The verm indicated that a leak to the bathroom had been repaired.
Your solicitor.should obtain the guarantee.

x Kitchen ceiling has a textured coating. These coatings can contain asbestos (see

section 25.00).

Visible dampness through the chimney flue to thendjmoom.

Rucking to wallpaper/ceiling paper to dining room is {structural.

Visible damp to porch.

Extensivedamp damaged walls to bedroom foWe tested these with a damp

meter, and thegre relatively dryAlthough this indicates that the vallegpair has

repaired the leakage, we would expect Wadls and ceiling to bedroom fouo
require replastering whenever you redecorate.

x The wall behind the large wardrobe to bedroom one which is beneath the valley
gutter alsomaybe damp damaged. Similer bedroom four, r@lastering may be
required.

x Damp damage and very high readingsright-hand cupboard within ensuite
entrancarea.The vendor indicated thatepair has been carried oMbur solicitor
should obtain the guarantee.

X Loose ceiling paper to this area could be condensatitgakagehrough the roof
finish/flashing Again, the vendor indicated thatraof repairwas scheduled to be
carried out. Your solicitor should obtain the guarantee.

X

X X X X
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15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

x It appears that theeft-hand alcove to bedroom one has been boarded to hide the
chimney breasWisually, the boarding is not levalnd if so,meanghat the wall is
out of level. This may have implications for furniture fitting.

x Small amount of black mould to bedroom three (unusual as this bedroom appears
to be a guest bedroom).

x Very small damp spots below bay ceiling to bedroom two.

x Small amount bcracking/rucking to side wall of bedroom three and bathroom stud
partition too minor to identify as anything other than shrinkage.

15.07We did not see anything else of note.

15.08 Please be aware thtite property has not been redecorateda numier of yearsand

there will most probably beelaminategblaster This delamination is not always apparent, and
you should be aware that plaster may fall away when disturbed. There is obviously a time and
cost element associated with this and you showldras that this is part of purchasing an older
property.

1509 To the walls and ceiling surfaces that we could see, we did not see any signs of
progressive or historic settlement or subsidence.

DAMAGE TO GARAGE CEILING.
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15.00 INTERNALWALLS, PARTITIONS & CEILINGS

DAMP DAMAGE TO UTILITY WALL.

DAMP DAMAGE TO KITCHEN WALL WITHIN UTILITY .
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15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

DAMP STAINING BELOW PARAPET WALL TO UTILITY.

SHADING TO UTILITY CEILING. IS IT DAMP OR POORREDECORATION?
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15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

DAMP THROUGH KITCHEN CEILING.

DAMP THROUGH DINING ROOM CHIMNEY BREAST.
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15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

DAMP AT LOW LEVEL TO PORCH.

DAMP THROUGH BEDROOM FOUR IS RELATIVELY DRY.

L A J
A the mark of
property
professionalism
worldwide



15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

LOOSE WALLPAPER. MAY INDICATE ROOF LEAKAGE.

DAMP THROUGH WALL BELOW THE AREA.
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15.00 INTERNAL WALLS, PARTITIONS & CEILINGS

INSIDE OF THECUPBOARD IS DAMP DAMAGED.

MAXIMUM METER READING.
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16.00 FIREPLACES, FLUES AND CHIMNEYBREASTS

16.01 The chimney breastthin the kitchen has been remov&de saw no evidence to indicate
that support had been introducedt we saw no evidence séttlement. Your solicitor should
enquire to see if there is a Building Regulations Compliance Certificate for the removal of
sections of the breast.

16.@ The breast within thdining room and each bedroom have sealed flues. Each sealed flue
should hae an air grill inserted into them. This will require one in the external part of bedroom
two breast.

16.03 If after venting the flues thaesible dampnesgo the breastsemains, the breasts will
need sealing with foltbackedor vapour control plasterbahor similar.

16.04 Do not use the gas fiethe loungevithout a Gas Safe inspection.

17.00 FLOORS

17.01 All of the floorsapart from the garagejere coveredvith carpetscoverings antoards
andwe were unable to inspect them, our comments are therefore basdtaboould be
determine through coverings or from lifting the corners of carpéescannot confirm that the
covered structural elements of the floars free.of defects.

17.02 The grouth floor of the property appears to be:

Solid, groundbearing constructiadVC, porch, garage and kitchen extension.
Suspended timbeall other areas.

17.03The upper floor to the property is suspended timber.

17.04 The utility floor is covered in ceramic tiles. We cannot confirm that it is modern
construction or an upgrade of what was.in place prior to conversion to a utility.

17.05 We noted excessive mavent to the hall floor which felt like rotten joistd/e have
discussed this with you.

17.06We have commented upon air bricks.

17.07Thegarage slab.is showing classic signs of sulphate attack and the expansion forces are
affecting the side wall of thgarageUsually, we would recommend a sulphate test, but in this
instance, 'we are confident that the defect is present, and we recommefidothalab is
replaced in its entirety. A guotation should be obtained.

1708 We cannot comment further.

Action: Replace garage floor slab.
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17.00 FLOORS

SULPHATE ATTACK.
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18.00 CELLAR

18.01 None andue to lack of accessie were unable tinspectthefloor voids.

19.00 DAMP

19.01 We took measurements to the level section of the ground floor walls wherever they
were free of fixed unitssanitaryware or dryliningk{tchen extension We noted:

Dining room High damp readings to base of chimney and visible dampness through

chimney flue.

High damp readings to rigitand side wal{location of movement to the floor)
and front wall.

High damp readings to porch wall.

High damp readings and visible dampness to WC wall.

Dining room wall registered mediudamp readings.

Rear Lounge High damp readings all along side wall including chimney breast (wallpaper is

Kitchen
Utility :

Garage

delaminatingadjacentdehind the TV).

We could not measure due to fitted units. The extension is drylined which we
cannot measure through.

Visible dampness behind fridge/freezer-and to the kitchen \Raltsible
penetrating damp at higher level.

High readings throughout drdamp damaged brickwork particularly to the front
and side.

19.02 You have arranged farsurvey/quotation from a Property Care Association (PCA)
affiliated timber and damproofing company.
19.88 We have commented upon the dampness througththeeys and roof finisiiparapet

Action: Arrange for a survey/quotation from a timber and dgrgonfing company.

DAMP AFFECTING THE WALLPAPER TO THE DINING ROOM.
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20.00 WOODBORING BEETLE AND ROT

20.01We have commented upon the joists to the hallway.

20.02 We also noted that the stair treads creak and the stairs are against the side wall of the hall
which registered damp.

20.03 Rot was noted to side gate, and timber window framesharfdscias are atting to
deteriorate.

20.04 Within the roof space,here we coulcclosely inspegtwe did not see atlying of
concern.

20.06 We reiterate, that we could not inspect the floor vad areas of the remainingof
structures such as thmain roof gable daners,utility and garage.

20.06 The PCA affiliated timber and dasgroofing company should inspect for these issues.

21.00 INTERNAL FINISHES

21.01All in cleancondition.

21.02 We assume that upon your possession, you will redecorate.

21.03 Please note comments regarding losing plaster.

21.04 You shouldalso be aware that existing.paint finishes beneath the current paint may
contain lead and suitable precautions $thbte taken to avoid inhalation of dust during surface
preparation of existing paintwork.

22.00 INTERNAL JOINERY

22.01 Stairs: Timbetwe have commented upon creaking treads.

22.02 Internal DoorsOriginal panelled+we saw no issuesther than bewom four needs
easing.

22.03 Skirtings and Architravesoftwoodlargesection.

22.04 Kitchen UnitsModernstyle We saw no obvious issues.

23.00 SANITARYWARE

23.01 The showers are supplied with hot water from the hot water cistern.

23.(2 We tested the W€&andthey operatedsatisfactory.

23.8 We have commented upon the leaks that the vendor has indicated have been repaired.
We cannot confirm this as fact. It appetrat there was leakage from the bathroom and may

be leakage from the ensuite into the garage. Your solicitor should obtain the guarantees.
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24.00 SERVICES

24.01Specialist tests should be carried out to ensure that electric, ghsady installations

are safe.

24.02 Internal Wastes: Where visible these are generally plastic.

24.03 Plumbing Installation:

Where visible, the pipe work is copper.

The incomingwater pipe andstoptap are located in boxing to the rear of the kenhThe
incoming main isoriginal lead Thelead pipe should be replaced in MDPE. Please be aware
this will require disturbance of the drivEheinternal stop tap should be made accessible and
D 3\-X WHRaE/e attachedo the pipe A quotation should & obtained as this replacement
may be expensive.

Hot water is supplied to the cistern in the bathroom cupbioand the central heating boiler
We could not see the cistenrhich is hidden in the base of the bathroom cupbddotiwater

was in the systeran the day of the inspection.

24.04 Heating Installation and Boiler:

There is aVorcester Bosch Greenstar 24d@nventional (regularipoiler tothe utility .

The installation does not appear to have been ‘carried out by a Worcester Bosch approved
installer(not a statutory requiremerdhd the installation does not include a magnetic system
clean.The lack of this system clean will invalidate theD Q X | D Fivaddoty. U T V

The external thermostet NEST.

The boiler is 24Kw. This may not have spare capacity should you wish to extend the property.
The boiler operated farentral heatinglemand

The bedrooms haveingle panel radiatorAlthough these are largeradiators, we cannot
confirm that they are sized for the rooms.

We recommend that théoiler and radiator irallation are safety checked by a Gas Safe
Engineer.

Your solicitor should obtain the Building Regulations Compliance Certificeie warraty
agreements/guarantefes the boiler

24.05 Gas Installation:

The gas meter is iinegarage Theelectrical earth bondinig in place

We recommend that thestallation is inspected by Gas Safe Engineer

24.06 Electrical Installation:

The consumer unit'is in tlgarage The unit has RCD protectiowe noted that the hot water
cistern is not covered by RCD.

Other than the general age of the installation which we have discussed wdhd/tle hot
water/RCD, we did not see angther obvious issues with the electrical installation, but
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 tondetethat the
installation is safe and meets your requirements in respect of socket outlets etc.

The Electrical Safety Council recommends that installations are checked prior to the purchase
of a property.

There are no extractor fans to the WC nor kitchen. One should be installed to each.
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24.00 SERVICES

24.07 Drainage Installation:
24.07.01Apart from one chamber to thatlity, we couldnot find anyotherinspection
chambes to theproperty. Thigs relatively common to older properties.
24.07.02 We lifted this chamber cover and the drains run to the rear. There was a strong
sewer smell.
24.07.@ On our first visit, it was raining heavily, and the frontdeéind gulley was
blocked and nearly ovidowing. This will need clearing.
24.07.04 All of the drains are original.
24.07.® It is important to ascertain the condition of the drains prior to purchasing the
property.We recommend that a CCTV survey is carried out prior to purchase and
necessarworks are carried out to ensure the integrity of the system.
24.07.® We cannot comment further upon the drainage.

Action: Replace isoming water mair{may be expensiyginspect central heating/gas and
electrics;install mechanical extractio@CTV suwey drains.

LEAD WATER MAIN.
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24.00 SERVICES

INSPECTION CHAMBER.

GULLEY FULL OF WATER.
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25.00ASBESTOS

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

25.02 The kitchen ceiling is covered by textured surfaceTraditional artexcan contain
asbestosNo testing was carried out amee recommend that should you wish to remove the
material,you toeither test the material anibond and skinit as opposed to stipngit.

25.03 We could not identify the soffit boards particularly to the utility. Soffit boards are
commonly formed with board that contains asbestos.

25.04 The shelf beneath the gagenenay be asbestos.

25.06 We saw nothing else of note.

26.00 FIRE PROTECTION AND MEANS OF ESCAPE

26.01 The means of escape would be via the staircase and front entrance door.

26.@2 Thereis a NEST detector to the hall abdtterydetecton to the landingWe have not

tested the detection.

26.03 Werecommend thahterlinked longlife battery or mais operate@moke/fire detectors
are installed to the kitchen (with heat detectidmg,utility, rear loungeandlanding.

26.04 Carbon Monoxide detectors should be fitted adjacetitegas fire anctentral heating
boiler.

26.05 All holes to the garagealing should be sealed with intumescent foam.

Action: Fit smoke/fire detection; fit CO detectipseal holes to garage ceiling.
27.00 NOISE SEPARATION

27.01 This is aetachegroperty
27.@ The only upgrade to reduce noise transference arédhbleglazed units.

28.00 GROUNDS AND BOUNDARIES

28.01 The front garden is laid meainly a driveway.

28.02Sincel®* October 2008ynless permeable paving is useldnpmingapprovalis required
to pave front drivewas Your solicitor shouldenquire to see if thigpprovalis in place

28.@8 The rear garden has a patio and lawn and planted areas beyond.

28.04 Large tree roots are within the lawn.

28.(0 Fencesre on the rear boundaries.

28.06 The front and rear are in goadndition.

29.00 EXTERNAL BUILDINGS AND CONSERVATORIES

29.01We have commented upon the garage within the report.
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30.00 LEGAL MATTERS

30.01 Obtain the statutory approvals/final certificates (Building Regulations Compliance
Certificate and planning approval where appropriate) for the:

Construction of theearextension(planning approvainay not have been required)
Construction of utility iAfill area.

Introduction of central heating boileBilding Control ComplianceCertificate).
Removal of kitchen chimney breasuilding Control Compliance Certificate
Front driveway (planning permission).

X X X X X

30.@ Obtainguaranteesor the followingand UDQVIHU JXDUDQWHHY soQWR SX
that any issues that manifest themselves will be dealt with by the contractor for the purchaser

x Central heating boiler

X Repair to leak from bathroom which has affected the kitchen.

X Repir to leak from bathroom and possibly roof which has affected the ensuite
cupboard.

X Repair to leak from ensuite into garage.

x Valley repair above bedroom one and four.

x UPVCwindows(may be too old):

30.88 Check FENSA Certificates for the UPM@ndows

30.04 Obtain service/inspectidmarrantycertificates forthe central heatingdpoiler.

30.05 Obtain any certificates in relation to electric inspections.

30.(6 Is there a drainage plan in _existence which will identify the location of di&iasy
shared drainagemater board responsibility) crosses the propets/the system separate or
combine?
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31.00 CONCLUSION

31.01xxxxkkix offers you an extendedktachegroperty located close to local amenities
in Harborneas well as Birmingham City centre.

Our inspection has identified several areas of plumbing and roof lealklaigh have been
addressed or are in the process of being repaired.S6tiaitor should enge that guarantees
are in place for you to call upon should the need arise.

The leakage to the valley has caused damage to the walls in beftraom@nd possibly,
bedroom on@nd we have advised you that plastering will be required to these areas.

With regards to the general condition of the property, there are elements that are reaching the
end of their serviceable life and these will need replacing within the coming years. For example,
the roof finish is original which means that the tilestsgondthe expected lifespan of a clay

tile. Usually, we recommend replacement of these old titesf, but thetiles here still have

mortar torching on the battens, and presently, this is intact. This means that the risk of
penetrating rain and snag/reducedso in this instance, we have recommended that you budget
for renewal in the future. We would expect this.renewal to be required within the next ten years.

The bays are in need of renewal shortly; and as part of this renewal the rainwater installation
to the scaffolded areas should be replaced.

Whilst the scaffold is in plader the main roof tile renewathecompleterainwater installation
should be renewed.

Within the roof space, we have recommended strengthening and restraining wesearéh
straightforward inexpensive operations and can be carried out when you occupy the property.

We found a reasonable amount of dampness and this can be clearly seen to the utility, porch
and garage. We also identified potential rotten joists to the hdlly@n are arranging for an
inspection by a specialist damp company.

Likewise, we have advised you to arrange for an inspection of the electrics, as the installation
appears aged.

Lastly, the garage floor slab is displaying clear signs of sulphate atteck we have
recommended that the floor is replaced.

The other issues that we found are what we would expect to find in a propertyaafefaisd
we would deem them to be general maintenance issues.

We recommend that the full impact and costs ofdbees arassessednd you calculate these
prior to proceeding with the purchase.
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31.00 CONCLUSION

Within the report, we have recommended certain works to address particulaaisdtiese
are listed in the report and include amorajkers:

X Obtain a quotation to rof the original tiled areas on modern membrane, new battens
and ventilators

Remove saplings

Budget for renewal of baysgquired in the near future

Monitor and budget for renewal of utility lead flashing.

Renewcovered area flashing.

Budget for renewal of ensuite waney edge boards to walls.

Prop purlins

Restrain gables

Insulate loft floor and water pipes

Insert firerated hatch.

Reduce height of side stack.

Check brick joints.

Apply flaunching to top of stacks.

Place suitable spigots upon open pots.

Rebed loose blocks to rear patio wall.

Replace rainwater installation as specifignidget for future complete renewal.
Carry out render repairs and repairs to delaminating surface.
Clear/increase air bricks.

Insert gravel border. where necessary.

Install safety film-and egress hinges where specified.

Replace bathroom unit.

Consider replacement to the kitchen window.

Repair/replace WC window.

Apply safety film to utility doors; consider upgrading doors due to security concerns.
Obtain a quotation to redecorate the outside of the property.

Replace garage floor slab.

Arrange for a survey/quotation from a timbedadampproofing company.
Replace incoming water main (may be expensive).

Inspect central heating/gas and electrics.

Install mechanical extraction.

CCTV survey drains.

Fit smoke/fire detectian

Fit CO detection

Seal holes to garage ceiling.

X X X X XXX XX X XX XXX XXXXXXXXXXXXXX XXX X
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31.00 CONCLUSION

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

S6HULRXV '"HIHFWV™ FDQ DIIHFW WKH 8Wghad¢ BttEck ttD O L QW
garage slab.

3(VVHQWLDO 5HSDLUV’™ F Ddgaking gu@er\and dewhpipeR; XeskicggH | HF W
covered area roof; address dampueéssespecially where affecting floor joistise detection
upgrades

$00 RWKHU PDWWHUV UDLVHG IDOO ZLWK WKH 3RWKF
addressed in the near future.
31.05 Before you exchange contracts to purchase the propeotatiqns for the all repairs
should be obtained; further investigations and surveys recommended should be carried out.

Further Investigation/Surveys

31.06 Commission a Gas Safe survey on the gas/central heating installation.

31.07 Commission a safetiest on the electrical installation by a NICEIC electrician.
31.@8 Carry out a full survey on the drains to ascertain conditiclear blockage to front
3109 Request full timber and damyproofingsurvey.
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32.00ADDITIONAL PHOTOGRAPHS

All photographs are within the report.
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Survey carried out and report prepared and compiled by:

Midland Property Surveys Limited
132 Knightlow Road,

Harborne,

Birmingham,

B17 8QA.

For and on behalf d¥lidland Property Surveys Limited,
Warren GillMRICs
Chartered Building Surveyor.
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WWW.mpsurveys.co.uk

Regulated byRICS
We pride ourselves on delivering a high level of service in accordance with the RICS regulations.
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http://www.mpsurveys.co.uk/
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