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INTRODUCTION

Firstly, may we thank you for using our services once again and your kind instruction
of XXX; we have now undertaken an Independent Building Survey (formerly known
as a Structural Survey) of the aforementioned property. This Survey was carried out
on XXX.

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

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

As we mentioned previously we are aware that a report of this size is somewhat
daunting and almost off-putting to the reader because of this. Again we would stress
that the purchase of a house is usually one of the largest financial outlays made
(particularly when you consider the interest you pay as well).

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

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

As part of our service we are more than happy to talk through the survey as many
times as you wish until you are completely happy to make a decision. Ultimately, the
decision to purchase the house is yours but we will do our best to offer advice to make
the decision as easy as possible.
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REPORT FORMAT

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

GENERAL/HISTORICAL INFORMATION

This has been given in the survey where it is considered it will aid understanding of the issues, or
be of interest. This is shown in “italics” for clarity.

TECHNICAL TERMS DEFINED

Throughout the Report, we have endeavoured to define any technical terms used.
This is shown in “Courier New” typeface for clarity.

APICTURE ISWORTH A THOUSAND WORDS

We utilise photographs and sketches to illustrate issues or features. In some
photographs a pencil, pen, circle or arrow has been used to highlight a specific area.
The sketches are not 100% technically accurate; we certainly would not expect you

to carry out work based upon the sketches alone.
Hopperhead with Overflow

HoPPcrhead, increases
the caPacs' of the
rainwater

©
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Hopper head to front Hopper head with overflow

ORIENTATION

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

ACTION REQUIRED AND RECOMMENDATIONS

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

SITUATION AND DESCRIPTION

This is a three storey property with lower ground floor (basement) in a terrace. The
property has been altered and amended, the existing owner advises that much of the
work was already done when they purchased the property (items mentioned
throughout the report).

The front of the property sits directly onto the pavement/road. There is a small garden
to the rear.

We believe that the property was built in the Georgian era/Regency era (the owner
advised 1815). If the age of the property interests you your Legal Advisor may be
able to find out more information from the Deeds.

The property is Grade Il Listed, as found in BritishListedBuildings.co.uk

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

Putting Life into Perspective!

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

1801 First Census in Great Britain shows the population as 10
million

1805 Lord Nelson defeats Napoleon at the Battle of Trafalgar

1811 Jane Austen's publishes Sense and Sensibility, anonymously

1824 A memorable time for animal welfare, the RSPCA is
founded

1833 School days - government funds education for the poor in
churches
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LOCATION PLANS
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EXTERNAL PHOTOGRAPHS

Rear patlo Rear garden
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ACCOMMODATION AND FACILITIES

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

Lower Ground Floor/Basement

The lower ground floor/basement accommodation S

consists of: ol >-
1)  Front utility room/shower room -——m):
2)  Under road storage L 2
3)  Lobby area _ .w,
4)  Kitchen/breakfast room rear — J
5)  Boiler room _"'_

Upper Ground Floor

The ground floor accommodation consists of:

Iﬂu

ENTRANCE HALL/
DINING ROOM
Woxan
43m x4 3n

1)  Through lounge

2)  Central staircase

SITTING ROON
15721311
AZm x4
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First Floor

e —
The first floor accommodation consists of: L/“ —]"
1)  Rear bedroom [
2)  Front bathroom |
3)  Landing/stairs M

Second Floor

The second floor accommaodation consists of: LANO®O

1)  Front bedroom

2)  Rear bedroom

3)  Landing/stairs

BEDROOM 2
1112125
4.3m x 2.8Bm

Third Floor

EAVES STORAGE

The third floor accommodation consists of:

4)  Bedroom =

BEDROOM 4
138 x 124
4.1mx 38m

EAVES STORAGE

Outside Areas

The front of the property sits directly onto the pavement/road. There is a small
garden to the rear.

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

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

like and the general ambience (or lack of).

Lower Ground Floor

Basement

i |

[ ’ | “:’,:
k' =

Kitchen

Marketing by:

Gas meter in basement
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Boiler room rear right

Kitchen/breakfast area
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Upper Ground Floor

Stairs to first floor Stairs to lower ground floor
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First Floor

Stairs/landing

Front bathroom

Rear master bedroom left  Rear master bedroom right
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Second Floor

Landing

Rear bedroo‘ Rear bedroom

Third/Top Floor

)

Roomn roof Room in roof
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SUMMARY OF CONSTRUCTION

External
Chimneys: One large brick chimney to right
Main Roof: Pitched, clad with slate
Upstand to right deteriorating
Main Roof Structure: Cut timber roof (assumed — not visible)
Dormer Roofs: Lead dormers to front and rear (assumed)
Front Entrance Flat Roof: Lead (assumed)
Front Canted Bay Roof: Lead (assumed)
Rear Box Bay: Lead (assumed)

Rear Boiler Room Flat Roof: Lead (assumed)

Gutters and Downpipes: Cast iron (assumed)
Soil and Vent Pipe: Cast iron (assumed)
Walls: Flemish Bond brickwork
Painted render finish to rear (all assumed)
Fascias and Soffits: Painted timber (assumed)
Windows and Doors: Timber sliding sash and casement windows with

secondary glazing and more modern double glazed
metal framed windows (we are advised these
replaced crittal style windows to rear bay)
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Internal

Ceilings: Lath and plaster (assumed)
Perimeter Walls: Lath and plaster (assumed)
Internal Walls: Mixture of solid and hollow (assumed)
Floors:
Lower Ground Floor: Solid underfoot, assumed earth and tiles, possibly

concrete (assumed)

Upper Ground Floor/ Joist and floorboards with embedded timbers
First Floor/ (assumed)
Second Floor/
Top Floor:
Services

We believe that the property has a mains water supply, mains drainage, electricity and gas
(all assumed).

Heating: There is a Baxi boiler located in the kitchen.
Electrics: The electrics are 1980°s/1990°s and are located in a

cupboard just off the utility room/shower room on
the lower ground floor

Gas: The consumer unit was located on the lower ground
floor
Drainage: Unable to open manholes. Manhole to the front of the

property in the section under the road which is
covered with plywood and other stored items. To the
rear the manhole was covered with garden ornaments,
etc.

We have used the term ‘assumed’ as we have not opened up the structure.

ACTION REQUIRED: Your Legal Advisor needs to check and confirm the above and
advise us of anything they require further clarification on before legal commitment to
purchase the property.
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EXECUTIVE SUMMARY 2

i 8
Summaries are not ideal as they try to précis often quite complex
Ol

subjects into a few paragraphs. This is particularly so in a
summary about someone’s future home when we are trying to
second-guess what their priorities are, so it is important the Report is read in full.

It is inevitable with a report on a building of this nature that some of the issues we
have focussed in on you may dismiss as irrelevant and some of the areas that we have
decided are part of the ‘character’ of this property you may think are very important.
We have taken in the region of 250 photographs during the course of this survey and
many pages of notes, so if an issue has not been discussed that you are interested in
or concerned about, please phone and talk to us before you purchase the property (or
indeed commit to purchasing the property), as we will more than likely have noted it
and be able to comment upon it; if we have not we will happily go back.

We have divided the Executive Summary into ‘The Good’, ‘The Bad’ and ‘The Ugly’,
to help distinguish what in our mind are the main issues.

Once you have read the report we would recommend that you revisit the property to

review your thoughts on the building in light of the comments we have made in this
survey.

The Good

Survey reports often are full of only the faults and general ‘doom and gloom’, so we thought we
would start with some positive comments on the property!

1) Older properties typically have more space than newer properties, both in the
actual size of the rooms and the height of the rooms.

2)  The property is listed and has some of the original features left, which add to the
overall character of the property.

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

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

1.0) Upstand - high level work

There is a step in the roof which needs repair. We
spoke to the owners about this who advised they
thought it was next doors cost. We knocked on
the neighbour’s door at the time of the survey to
discuss this however there was no response. The
work certainly needs doing, we would have said it
IS a shared cost as it is on what is known as the
party wall which is a shared element of the

property.

Party Structures Defined - Party Wall Act Etc.
1996

A structure that both parties enjoy the use of
or benefit from. An example of this would be
where both parties gain support from a wall or
utilise a chimney or chimneys. Any work to
party structures, such as party walls or
party chimney stacks, require agreement
under the Party Wall Act. We would be more
than happy to offer you help and advice in
this matter.

LT

ep in roof viewed from rear

ACTION REQUIRED: Before you commit to purchase the property speak
to next door right hand side and check and confirm their view with regard to
the roof repair as ultimately it will affect both of you.

ANTICIPATED COST: This is high level work therefore will need
scaffolding to access it. We would anticipate the work to cost in the region of
a few hundred pounds and the scaffolding to be in the region of a thousand

pounds; please obtain quotations.

Please see the Roof Coverings Section of this Report.
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2.0) Slate roof and tingles — high level work

The roof is clad with a slate, some of these slates look to be suffering. It looks like
the nails are starting to rust from a phenomenon known as nail sickness. Generally it
is the nails that are the weakest part of a slate roof where they rust away over the
years. Unfortunately we have no way of seeing the underside of the slates as the roof
access areas are lined and there was a room formed within the roof. We can however
see that lead tingles have been used. Lead tingles are used where the nails have rusted
away as it is very difficult to replace individual slates and costly on a high level roof
such as this.

Deteriorating slates (tingle circled)

ROOF TINGLE - Fixing Tingle to Batten

Rusted ﬁxing / i Ve /\ Roof
nails can fail // : r/ /S batten

Ting[es used / :
tohold slate v h S
in place e 4 Slates

(4st) Associated.co.uk©

Tinglc

Tingles Tingles

ACTION REQUIRED: We would look at doing one lot of high level work
which includes the upstand mentioned earlier and also slate repairs and also
check the dormer roofs which we could not see properly.

Please see the Roof Coverings Section of this Report.
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3.0) Pattern staining around metal windows

There is a mixture of timber windows and metal
windows. We noted staining around some of the
windows. We spoke to the owners about the
staining around the metal windows to the rear and
they advised that they thought they were leaks from
when the windows were first carried out and no
longer leaked.

We were wondering whether this could also be Staining to windows
condensation as this often occurs with metal

windows particularly where there is a mixture of different types of windows (in this
case timber and metal) particularly with a modern central heating system which has
made the property far warmer than it ever was originally with coal fires.

ACTION REQUIRED: You need to ensure there is a balance between
heating, coolness and air movement and ventilation in the property to minimise
condensation. However we have been involved with some properties where
there has been particularly bad condensation and the way you live in the
property will be different to the way the existing owners live in the property so
this condensation may appear.

Please see the Windows and Doors Section of this Report.

4.0) Lime mortar and cement mortar

With older properties you will hear a lot about the
use of lime mortar and cement mortar. We tend to
find a lot of properties that have been wrongly |
repointed in a cement mortar however the idea |sseeene.
behind lime mortar is now better understood and
generally listed properties are moving towards lime
mortar. We can see in this property that there has
been some cement repairs to the outside of the -
property. This causes a smothering effect of the Cement repair
property so it cannot breathe and let the dampness

out. Over time you need to replace the cement mortar.
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To the rear of the property there is a large area of painted render which looks like it
has been finished in a harder cement mortar. We could also see cracking in it and

what looks like cement mortar repairs as well. We would prefer a bell mouth detail
here.

BELL MOUTH DETAIL

WALL
INSIDE !

Render

Plaster
—_—

Damp Proof
Course —

ATAN N Y

Bell Mouth

Ground Level

=~ ©
@ Associated.co.uk

Bell mouth detail

Vertical cracking Horizontal cracking Repair around window area

Having said all of this, in the 1960’s it was very common to use cement mortar
everywhere and it is only in recent years, perhaps the last ten to thirty years, that there
has been an understanding of the need for lime mortars.

ACTION REQUIRED: Interestingly, if you look to add drip details on this
we would discuss it with the Listed Building Officer before you do it. Although
it is a defect it may be considered part of the style of this property.

Note; Our view was limited as we inspected from ground level.
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5.0) Listed Building alterations without permission

This is a Grade Il listed building and as such there are more onerous requirements
on you the owner than on a normal property. In addition to this you also take on the
responsibility and liability of anything previous owners have carried out.

There are a fair number of obvious alterations that have been carried out on this
property and less obvious ones.

We discussed the re-rendering that was carried out in 2004. The owners advised the
Listed Buildings Officers were not happy and considered it as repair work. We
were wondering whether the Listed Buildings Officers were not happy about it as it
looked to be a cement based render rather than a lime based render.

There are various alterations that have occurred to
the property which we would consider as unofficial,
whether this owner did it or previous owners you
could still in theory have full liability. We are aware
from our question and answer session the following
has happened:

1) Lower ground floor front room changed to a
utility/bathroom area

2) Rear room changed to kitchen area

3) Associated rear right area changed from toilet to
boiler room

4) We can also see some fairly modern alterations |~ = il
such as the glass to the front of the property. . B ‘ g ! //

Glaed window tofront not to
listed building standard

ACTION REQUIRED: We would

recommend legal advisors obtain a full list from the present owners as to what
they have and have not done and what they consider previous owners have not
done. Then arrange an informal ‘cup of tea” meeting with the Listed Building
Officer and show them the list and ask if they have a photographic record of the
property as many local authorities do have.
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You should be aware that any amendments that have been carried out without
approval become your liability and your risk. This can be insured against by the
owners but you do need to establish this before you purchase the property.

6.0) Walls removed and stairs altered [

As with many properties of this age walls have
been removed and the stairs have been altered for
example today on the ground floor where the
beam is you would be required to have a 450mm
for it to be supported however the property has
obviously stood the test of time.

i | | :
No return to removed wall

The owner advised the extension and reposition of

the staircase was carried out in 1928.

Limited view

We would mention that we had a fairly limited view in some ways due to the 300 or
so pictures on the walls which may be hiding cracks.

7.0) Top floor room in the roof

7.1) Solar gain, winter heat loss

In years gone by when rooms were formed in the roof there was next to no insulation
meaning that these rooms can be cold during the winter and gain heat during the
summer. It really does depend upon what you want to use the room for, it may or
may not suit you.

7.2) FEire safety

A modern room in the roof would require various things in relation to fire and escape
from fire. One thing we believe is well worth doing is to put in a better fire alarm
system that is interlinked to the whole property rather than battery operated smoke
detectors.

ACTION REQUIRED: We recommend improving the fire alarms.

(=]
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8.0) Damp to lower ground floor/basement

We found some dampness to the lower ground floor
as we would expect. Basements were never meant to
be dry or as what we would term as habitable rooms.
The use of it as a bathroom to the front and a kitchen
to the rear is probably ideal. There tends to be
problems where these rooms are used for sleeping in.

ACTION REQUIRED: You could add a Dampness in basement area

French drain to the property to try and keep
the lower ground floor/basement slightly | ... ...
drier however at the end of the day it is a e groed ot
basement.

FRENCH DRAIN

French drain

Please see the Dampness Section of this Report.

Pea shingle

Drainage pipe to soak away

©
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9.0) Rear garden

French drain

9.1) Next doors balcony overlooks your garden

Next door have an upper ground floor level
balcony which is a nice design we believe however
it does mean that when they are sitting out in their
garden they overlook your garden which may or
may not suit you, it certainly would not suit us.
You may wish to revisit to check this.

Next doors balcony overlooks your
garden

(=]
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9.2) Garden wall

The rear garden wall is slightly unsafe and worse
for wear. We could see it is built in a red brick
which is starting to deteriorate and also some of the
capping is not ideal, possibly because of the
conifers and trees nearby. We tend to find that
garden walls are built without proper foundations.

The photograph also shows where next doors
garden wraps around behind yours and there looks
to be a table and chairs directly next to your wall
which again may not be ideal for privacy.

Rear garden wall and surrounding
garden

e B’j : ;
Spalling brickwork

Cracking to W||
ACTION REQUIRED: With regards to gardens walls you always have to have

discussions with regard to who owns what and who does what, etc.

ANTICIPATED COST: We recommend you set aside the sum of £500 to £1,000
assuming that the adjoining owners will also pay some money.

Services

10.0) Dated electrics

The electrics are dated 1980’s/1990’s and we would recommend upgrading.

ACTION REQUIRED: We recommend an Institution of Engineering and
Technology (IET) test and report to be carried out by an NICEIC registered
and approved electrical contractor or equivalent.
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ANTICIPATED COST: £250 - £500 plus any work recommended; please
obtain quotations.

11.0) Heating

We gave the owners the opportunity to turn the
heating on and warm the house up for a ten minute
test however unfortunately we could not get any
of the radiators warm.

| ;\‘_

Heating“not working

12.0) Manholes not opened up

There is a manhole to the front of the property within the basement in the section
under the road which is covered with plywood and other stored items.

To the rear the manhole was covered with garden ornaments, etc.

We spoke to the owners about this who advised that in all the years they have been at
the property they had only had one blocked drain.

Manholes Defined

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

ACTION REQUIRED: We would be more than happy to return if these
areas were opened up and made accessible to us. Alternatively have a closed
circuit TV camera report of the drains.

ANTICIPATED COST: In the region of £150 to £250 for a closed circuit
TV camera report; quotations required.
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13.0) Wells

More a note rather than a bad thing, we would advise there is a well to the rear of the
property. These can develop into areas where structural movement takes place. We
are advised that the well is sealed up.

ACTION REQUIRED: At some point in the not too distant future we
recommend opening up the well and seeing how the sides of it are.

Please see the Services Section of this Report.

The Ugly

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

Characteristics of this type of property

We have found nothing which we feel falls within this section providing you are happy
with the characteristics and associated costs of the property which we have mentioned
throughout the report and that you are happy to carry out the work, investigations and
ongoing maintenance that we have recommended.

It is very difficult advising people on listed properties, particularly if they have not lived
in them before, and we would term them as being both more desirable and more risky
than a typical property.
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SERVICES

Whilst we have carried out a visual inspection only of the services within the property
we would always recommend you have your own specific testing for each of the
services. We also need to advise you of the following:

Electrics

The fuse board was located in the utility room/shower room on the lower ground floor.
The Institution of Engineering and Technology (IET) recommend a test and report
whenever a property changes occupancy. This should be carried out by an NICEIC
registered and approved electrical contractor or equivalent.

Heating

There is a Baxi boiler located in the kitchen. We are advised the boiler was installed
in 2009. We would recommend that the system be tested and overhauled before
exchange of contracts and that a regular maintenance contract be placed with an
approved heating engineer.

Drainage

We were unable to open either of the two A

manholes. Cement T
andsand

In older properties, such as this, drainage was | p{ vt |

often push fitted together rather than bonded | |\ ‘g crleak———=et

together which means that they may leak over the N

years. Whilst we ran the tap for 15 minutes T =

without any build up or blockages the only way to
be 100% certain of the condition of the drains is
to have a closed circuit TV camera report.

Push fit drain

Water Supply

There is danger in older properties of having a lead water supply; we would
recommend that you speak to the water company to ask them if they have carried out
such replacement, as you will be re-piping much of the water used in the building it
gives an ideal opportunity to also check for any remaining lead pipes.
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ACTION REQUIRED: We would reiterate that we
recommend with regard to all services that you have an
independent check by a specialist contractor.

DIY/Handyman Type Work

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

Maintenance

It should be appreciated that defects which would normally be highlighted in a
modern property, effectively form part of an older property’s overall character and
style. Such defects are considered acceptable and may not have been specifically
referred to as defects within the context of this Report.

This type of property will require ongoing maintenance and repair and a budget for
such work must be allowed to ensure it is maintained in good conditi