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INTRODUCTION

Firstly, may we thank you for your instructions xXx; we have now undertaken an
independent Building Survey (formerly known as a Structural Survey) of the
aforementioned property. This Survey was carried oxixan

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 area
working from the top of the property down, followed by the imé¢areas and the buildings
services. We conclude with the section for your Legal Advisor and also attach some gener:
information on the property market.

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

We recommend that you set aside time to read the report in full, cottsideomments,
make notes of any areas which you wish to discuss further and phone us.

We obviously expect you to read the entire report but we would suggest that you initially
look at the summary, which refers to various sections in the report, whichcanmend
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 &
you wish until you are completely happy to make a decision. Ultimatalygdhision to
purchase the property is yours but we will do our best to offer advice to make the decisior
as easy as possible.

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

THANK YOU

We thank you forusing our surveying services and taking he time to
meet us during the building survey.
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REPORT FORMAT

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

GENERAL/HISTORICAL INFORMATION

This has been given in the survey where it is considered it will aid understaridhmgissues, or
be of iIinterest. This is shown in Aitalicso

TECHNICAL TERMS DEFINED

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

A PICTURE IS WORTH A THOUSAND WORDS

We utilise photographs and sketches to illustrate issues or features. In som
photographs a pencil, pen, circle or arrow has been used to highlight a specific are:
We also useketchedo give guidance and clarity on various issuesagroperty

and we use them to help you understand the issues, scenarios and situations better

TIMBER FRAME
QUEEN POST

©

{1st) Associated.co.uk

Queen posﬂ;tyleroof Example sketch

ORIENTATION

For the purposes of the report, we have takencar park sidasthe front. 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 tetACTION 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 mest 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 atwo-storeyconverted barn which sits with a group of historic houses and a
new development. From what we understand this house and these buildings and lar
have a long history with the existing ownend/e are advised by the existing owners
the property was convied in 1996.

The house is approached by a shared access. There is a car park to,tgarfxgat
to the far rightand grass to the rear with boundary fences and aklstting on a
sloping site.

The property isGradell Listed, as found irHistoricEngland.org.uk The listing
advises the property was built in the"1Bentury. If the exact age of the property
interests youyou could have a historic report carried out angéur Legal Advisor
may be able to find out more information from the Beed

We alsobelieve it may fall within &onservation Areahich will haveimplications on
what you can do to the property and how you should maintain it.

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

Your legal advisoshould specifically ask for a list of alterations carried out
by the current owner during their occupancy of this property and also any
unauthorised alterations thatesbeen carried out prior to them occupying
the property.

This list needs to be in writing to your solicitor, with a copy to us to further
comment upon if you so wish.
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Putting Life into Perspective!

Some of the things that were happerangund the time the property was built:

1715

Solar eclipse in UK

1727-1760 Reign of George Il

1733
1750

1759
1788
1792

Downing Street occupied by the Prime Minister for the first time

The start of the Industri&evolution, the first iron bridge was built in
1779 using the new material of cast iron

The British Museum was founded
The Times newspaper is first published

Surveyors Club formed, ultimately leading to the RiG3868.

17931 1800 The Grand Union Canal was built

1801

First Census in Great Britain shows the population as 10 million
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LOCATION PLANS

- ——

Close up View

Satellite View

.’f(.

=

Google Earth

300m

Note; The photographs identify the building and are not necessarily where the boundaries,
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EXTERNAL PHOTOGRAPHS

_ _ Rear view
~A IV - 360 Photo ~ ; i
erial View oto ~ Aerial View - 360 Photo ~

Right view
~ Aerial View - 360 Photo ~
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ACCOMMODATION AND FACILITIES

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

Ground Floor

The ground flooaccommodation consists of:
1) Lounge/dining room right

2)  Kitchen area middle left

3)  Utility room front left

4)  Bedroom with ersuite bathroom rear left

— s
W KITCHEN/DINER
uruTY 1 22'1" x11'2"
At-‘ir;,.ﬂqgsgtowe- FES  672m x341m
P ASM x 4.60m LIVING ROOM
212" x 239"
6.45m x 7.24m

ANNEX LIVING ROOM
17'2" x 108"
5.24m x 3.25m

ANMNEX BEDROOM l ~
100" x 121" :
3.05m x 3.68m

I
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First Floor
The first floor accommodatioconsists of:

5)  Galleried landing
6) Left bedroom with efrsuite bathroom

7)  Right bedroom with essuite bathroom

BEDROOM 2
18'6" x 93"
564m x 2.82m '
I BEDROOM 1
18'0" x 132"
549m x4.01m

L] |

Outside Areas

The house is approached by a shared access. There is a car park to the frc
and grass to the rear with boundary fences and ahlistting on a sloping
site. The water treatment plant is to the right side.

Finally, all these detailseed to be cheekl 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.

Ground Floor

-

Kitchen area middle left

Bedroom with ersuite bathroom En-suite bathroom rear left
rear left
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First Floor

Left bedroom with ersuite
bathroom

Galleried landingffice area

~ Right bedroom with esuite En-suite bathroom
bathroom
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SUMMARY OF CONSTRUCTION

External

Chimneys:

Main Roof:

Main RoofStructure:

Rear Left Roof:

Gutters and Downpipes:

Soil and Vent Pipe:
Wall Structure

Wall Finish:

Fascias and Soffitsnd
Exposed Rafter Feet

Windows and Doors:

Vent on ridge
Pitched, clad witlclay tiles
Queen post

Shallow pitchedoof, sometimes known as a
catslide roofclad with clay tiles

Plastic
Internal
Traditional tmber framegassumed)

Weatherboarding, relatively modern
Soft red brick poirgd withcement mortar

Painted timber

Timber with thin double glazing
Plastic window on gable end withickle vent

[=]
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Internal

Ceilings: Open withexposed timber beanasid modern plaste
with textured paint finislfassumed)

Perimeter Walls: Exposed timber
Dry lined (@ll assumed)

InternalWalls: Mixture of solid and hollow (assumed)
Floors: Ground Floor: Solid underfoot, assumed concrete as opposed
limecrete floor
First Floor: Joist and floorboard®rming part of timber frame
structure(assumed)
Services

We believethat the property has a mains water supgdyyage treatment plardlectricity
and gas (all assumed).

Heating: There is &Pottertonboiler (advised 1996locatedin
the integral garage

Electrics: The electriduse boards 1970 to 2000and is
located in thentegral garage

Gas: We believelhe consumer unit was locattxthe rear
left corner, the owner advised they did not know
where it is.

Drainage: Watertreatmenplant to right side of property

Rodding eyes to rear left corner
Plastic manhole to rear right

We have used the term dassumedod as we ha

ACTION REQUIRED : Your Legal Advisor needs to check and confirm the above and

adviseus of anything they require further clarification on before legal commitment to
purchase the property.
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EXECUTIVE SUMMARY

Summaries are not ideal as they try to précis often quite con
subjects into a few paragraphsThis is particularly so in &
summary about someoneods futu: e n0me
seconeguess what their priorities are, so it is important the Repoead 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 ha
deci ded ar e p ar this pydperty iolemay tbkraie veay¢nipatand. o
We have taken in the region 2650 photographsduring the course of this survey and
many pages of notes, so if an issue has not been discussed that you are interestec
or concerned about, please phone andttalls before you pahase the property (or
indeed commit to purchasing the property), as we will more than likely have noted it
and be able to comment upon itwe have not we will happily go back.

We have divided the Executi ve Sulmiayrdy,
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 t
review your thoughts on the building in light of the comments we have made in this
survey.

The Good

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

1. The property has much of the original character remaining which is why it is a
Grade lllisted building andprotected by law.

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

3. The property has good natural lighte tosize of thewindowsto the main living
areas.

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

Timber frame structures

Before we start to discuss this property in detail, let us first aistlussmore generally
regarding how it is constructed.

The listing dates the property as 18" Century buildingwith a traditional timber frame.
The timber frame structure is hidden in the most part bwdsherboardingn the outside
of the wall anchidden in some areas internally by plaster, furniture, etc. If these were to be

removed you are likely to havesaucture TIMBER FRAME CONSTRUCTION
similar to our sketch
}’rw'_u 1}.‘I<'
Timber frame buildings can _suffer / Purlin mir.rrm ‘
from wet rot, dry rot and woodworm “Rafter
= . wall H.’itr'
Like any timber frame structure thi foor i 1 o
building can suffer from wet rot, dry rd ;---lr}fﬂ:} _ Bass Plinth
and woodwormand over the years man  mber - -~ |
H H Secondart il Bean
if not most timber frames haveifsered Ferbes” Bay il Beam o
from one or more of these 1st | Associated.co.uk
Introduction to Timber Frame Timber frame structure
This property has a mixture of very old timhersused THRESHING BARN
timbersand also some newer timbaexrswell as new and “""" s o Stai
old peg fixings, etc. a$e buildinghas been modified an W‘ 4 s}L
amended over the yeaes its use has changed from o= . “w 49 +
H vents 1 | v Storage Are:
threshing barn to a home. e 34]
Parm Doors
Without wishing to state the obvious the above has b e

based upon a visual inspection. We hagebeen made

; ; ) Threshing barn
aware of Dendrochronology dating (tree ring dating)
Threshing Barn Defined
Forr emoving grain meaning to tramp or stamp heavily with the foot
and also gave a storage area for the grain and/or the straw.

Corn Defined
Chief cereal crop of an areatypically in England, wheatin Scotland
and oats for example.
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zb /
Queen postrussstructure
~ Aerial View - 360 Photo ~

Ridge

Queen post trusstructurewith
common rafters

TIMBER FRAME
QUEEN POST

Queen
Post

==

Tie beam

Purlin

@ Associated.co.uk©

GenericQueen post roof
~ Aerial View - 360 Photo ~

TIMBER ROOF STRUCTURE
Orig'na"y
Traditional A\ A ?‘ ' n'dgc fixed

timber frame ¢

e with pesg
-partof

whole

StHIGE Common rafters suPPort

the roof between bags
= ©

lstjl Associated.co.uk

Timber roof structure
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R
Vertical timberamortise and tenon
alterations to the timber frame joint not working

Splits in timber Newish pegs

Carpenters marks defined

Carpenters marks or carpenters assembly marks are added to make the
assembly of the timber frame easier.  The trusses/timbers are often
assembled on the ground with the marks being matched and then trusses
lifted into pla ce.
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Our photographs show some of the characteristics of the timber frame as well a
deterioration from past woodworm, etc. that you will have to consider as part of the characte
of this building. As with most, if not all, old timber frame structures it is a mixture of old,
new and reused timbers. When we say used timbers we mean anything thie past fifty
years. In this case probably the 1976 refurbishment.

Finally, we would comment we are in a strange property market at the mboranthe

point of view of buying property and also carrying out work therefore we would recommend
that you obtain as many quotes as possible before you legally commit to purchase tr
property. We do appreciate you are a chartered surveyor and a prajegenalthough

not necessarily working in this markete hope we have gone into enough detail without
going into too much detailWe would be more than happy to discuss any items further.
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The Bad

Probl ems / i ssues r ai sualy solvable, thut eftendneed chégotiatiencupon.o n
However, a large number of them may sometimes put us off the property.

1.0) Roof front left movement

Ground Floor
Appen 15184 e (18343 4 Wat)

The roof structure has five bays whic
should beformed by four queen post rog E o 55
trusses between which there are commp || % T L
rafters. One of the queen posts is Miss| A A LR
in part and may have been missing 1 A

Area nan:

1= sonsdom P
5240 1 1

{ x 38V

many decades/centuries. However, L 2 T

feel this is having an impact to the roof

the left side (all diections given as you
face the front of the property). We alg
examined the tiles to the front left corn
(if you recall we spoke to you about these) Queen post trusses
where there is some visible movement ~ Aerial View - 360 Photo ~
We feel that these problems relate to part failure in the rogiostipn this side.

S
- ';1—’ 2o 1-*

Queen post frame missing to the
left side of the property

Front left problem area
~ Aerial View - 360 Photo ~
Common rafters defined
Timbers which form the pitch of the roof.

Purlins Defined
Purlins are the horizontal cross members
that give support to the common rafters.

Common rafters into purlin out of

true/ movementﬁf i
000 Marketingby: 0 0 0
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ACTION REQUIRED: Initially we would recommend monitoring however
we feel it is likely that work will be required to the area above the left side
bedroom. Oftenstrengtheningan take place with timber or metdturther
investigation is required.

ANTICIPATED COST: Budget £5,000£10,000 as the work may well need
scaffolding, removal of the roof tiles and protection, work carried out and then
reinstatement all of which will need Conservation/Listed Buildipgraval
please obtain quotations.

Please see tHeoof StructureSection of this Report.

2.0) Roof covering

On our photographelowwe have highlighted sampleof problems to the roof. The
problem with this type of roof is sometimes repairing it can cenge damage than

it resolves particularly if the roofing company are not used to carrying out work on
listed buildings. We would recommend you are always present when work is carriec
out on the roof and ask for photographs to be taken of any work.

] 7 LY ;:i{ o

=
@0 ©

Front roofi chimney vent (black circle)
Spalling (yellow), broken, slipped or missing tiles (white)
~ Aerial View - 360 Photo ~
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There are similar problems to the rear:
see our specific comments on tf
shallow pitched roof and the stair ar
Individual tile problems were n
marked up on the rear view.

We would add with this age of roof the
is usually some missing or dispkd
tiles. This is nothing unusual howev
we do believe this is above average
this instance.

Rear left shallow pitched roof (blue)
Stair area (yellow)
~ Aerial View - 360 Photo ~

ACTION REQUIRED : You can either
carry out work as and when you are aware CHERRY PICKER
problems or what we would recommend is
you to have the roof overhauled/checked 3
repaired before the winter.

Access to h@w

Cherxy Pickcrs come

Ideally, up sections of the roof to check aj  nallshapesandsices

confirm the construction. ©

:jstii‘\ Associated.co.uk

Cherry picker

ANTIC IPATED COST: Budget £2,500

£5,000; please obtain quotations. It may be necessary to carry the work ou
from a scaffolding or sometimes a cherry picker is also good for delicate roofs
as in this case.

3.0) Shallow pitched/Catslide roof to rear left

This is a shallow pitched roof clad with clay tiles to the rear left of the property,
sometimes known as a catslide rodYe believethis roofoncehad a different roof
covering such as a corrugated metal roof or similar.
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Moss to roof indicating surface starting to
deteriorate
~ Aerial View - 360 Photo ~

Catslide/shallow pitched rood rear left
~ Aerial View - 360 Photo ~

We can see in this area a boarded finighywould normally expect to see a protective
underlayer such as a sarking felt which were carried out from the War era to the
20006s and a breathable protective ul
believe this roof is susceptible to dampnestigg in. Whilst we have come across

in the past effectively flat roofs that are then covered over by tiles, with a traditional
tile we are generally not comfortable with a roof below twenty degrees although we
are aware that some have been made forripitehes than this.

Frotective Llndcr{aycr
L eeabienof [rolective
Often kecran asan urdertelt or axl;m‘sr, felt Tacked .'_A,-J.,-l.‘,.,
ta Common Rakters .
Aoctrilas \N
_onmon rattartaming the
citch of the root = -I
= . ' O —1 T
Reckbuten ot} Associated.co.uk Rear left catslide roof is boarded

and supported by purlin with struts

Protective underlayer at same width as the ceiling joists

ACTION REQUIRED: Your legal advisor to check and confirm that
permission was obtained to change the roofing material otherwise you will
have a legal liability.

Ideally, we would like to open up this roof structure before you legally commit
to purchase the property. ttis is not possible then you are taking on a risk
with this roof. A worst case scenario would be to remove all of the tiles and
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the battens to provide a waterproof underlayer and then to cross batten an
reposition the tileswe would anticipate you wodllhave a high percentage of
loss of tiles and need new tiles.

The other alternative is to leave the roof as is and patch repair as problem aree
are found. You need to be fairly stringent on having this roof area regularly
checked.

Please see theodf Coverings Section of this Report.

4.0) Staircasearea structural frame and roof

We can see quite a lot afterationsinternally with the replacement timbers. We
believe this roof oncbad a shallow pitched or even flat roof which has been altered
at some time

Moss to middle rear weatherboarding externall
~ Aerial View - 360 Photo ~

New pegs (yellow)
Reused timber (white)
New structural timbers (black)

There have been quite a number
major structural timbers change
internally so we believe at some poi
this area suffered quite badly from rg
At present there is a general moss to
area

It is difficult to be certain what is goingt RS SR, E
on at high level without being at the Dampness/moss at low leve
property on a rainy day.
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At low level there is moss to the weatherboarding and wet and damp areas of grass
the rear over and above what we would expect although wepteaate this is on a
sloping site; we think that perhaps the water is not being taken away properly anc
there is a leak on the drainage system.

We would recommend this is investigated
possi bly add a soakaw
further comments on this later on within the repg
The detail where the brickwork and the timber m¢
with the timber boarding we often seerfewd in
lead and whilst this may change the look of t i y
building and will need ConservatiorOfficer A N
approval we think it would be a better detail ever 4 o
lead was used and then timber placed over the tOpngle t|mber over br|ckok
of it and then you accept from time to time that thavould this be better in lead this

timber will need replacement. woul d need cons
approval

ACTION REQUIRED:

1) Your legal advisor to check and confirm when the work was carried out to
the roof, etc of the stairway area and that permission was obtained to chang
the pitch and roofing material otherwise you will have a leghllity.

2) We would recommend you sthroutside the property next time it rains
heavily and see how well the drains cope with the rainwater particularly
looking at the guttering and the jointH.is important that not only do the
gutters and downpipes catch the water and take it down freruifding
without leaking but also to then take it away from the building. It looks like
a number of drains have been added but they may not have been installe
properly or they may be leaking. The rear area seems to have an abovi
average level of dampss.

3) We recommend redecorating both to this area and teritieety of the
weatherboarding as soas possible, ideally in the summer. This will not
only protect the weatherboardirgvill also enable you to establish quickly
if the boarding is deterrating. We spoke about how often we would expect
this type of weatherboarding to be redecorated; typically we would expect
three to five years.

Please see the External Walls Section of this Report.
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5.0) Woodworm

We saw some frass which was relatively minor considering the amount of woodworm
in the property.We would add that most old buildings have woodworm to an extent.

Frass defined

The chewedup sawdustthatthe beetle leaves behind. Alight coloured dust
and a light coloured hole indicates this is relatively recent. Obviously

if it is a darker coloured frass, or darker coloured hole, it means it

is older and the woodworm may have gone.

Woodworm Signsof active woodworm

ACTION REQUIRED: We would use the woodworm breeding season of
spring to identify the extent of the woodworm using sticky backed paper or
similar to catch any. We would be more than happy to discuss this further.
Generally warming up the property and making it watertighit nvake the
environment not appropriate for woodworm and it will move on/die off.

Please see the Timber Defects Section of this Report.
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6.0) Dampness, cracks and dry lining

There is dampness to teballow pitched roof/catslide roaffea This areais dry
lined/false walled which hides dampnesgkich is why we believe you need to better
manage the dampness in the property.

DRY LINING
Outside = Plasterboard Inside
wall—— ' fixed to battens
< Insulation
| )
— ' '
< S S iy 1 Section Man
= E P ", " ;:1 oy 1st Assu:v-utd.co.uko

- > 00 ¢ Pl S it T -
Dampness to rear of the cat slide Dry lining on battens

roof/left bedroom

Internal cracks

We noted vertical cracks internally within the rear left bedroom area asditen
which is dry lined and false wallede cannot be certain what this is hiding, it may
relate to dampness or may relate to deterioration in thetste.

Second vertical crack found on ree
wall of ground floor left bedroom

Vertical crack inground
floor left bedroom

ACTION REQUIRED: There are probably an above average number of
things that concern us with regardies property; the roof in three different
areas including the structural frame where there looks to have been a numbe
of amendments, the water travelling around the property and the other
alterations that we have mentiondk this is a on@ff inspecion we believe

that caution is the best way forward.
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Ideally, we would recommend the existing owners take out an insurance
claim, advising that the cracking has been noted by a structural surveyor (this
should cost them nothing other than time to evthe letter/email)This
usually means that the insurance company will carry out a monitoring
exercise (the Building Research Establishment recommend monitoring any
cracks for a minimum of one year) to establish if there is any progressive
movement.Your future liability should be limited to the cost of the excess
on the insurance providing the insurance company is happy for you to take
over the insurance claim.

Your solicitor needs to ensure this is a legally watertight process and ensure
your liability is limited to paying the excess on the insurance only.

Dampness

As we have already mentioned, around
property doeseem to be damper than we wot
expect. We can see there are downpipes and
rodding eyes in this aredlhere is an area wherng=
the gutters look to be leaking (see blue arrow Hs
blue oval) and the downpipe looks to
overflowing.

ACTION REQUIRED: Again, all the
gutters and downpipes need checking %8
particularly the underground area needs to
be checked whether it is taking water away
from the building. We much prefer to see a French drain around a building of
this age which takes theater away. Again, you need to discuss this with the
Conservation Officer before you carry it out as some may think it changes the
appearance of the building too much.

Dampness
~ Aerial View - 360 Photo ~
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7.0)

French Drain

A French drain is a stone, often pebble drain arol . ch grain on a sioping site
the property with a perforated pipe (perforated at| waowsin [/

top, catching the water at the bottom) that then ta ~( W
the rainwater away from the building. We ththis e
may be the best way forward for this peoty. N

Pea Shingle |
or Similar xJ‘
Larger o, + £ e —| [

Stones

We have mentioned elsewhere within the report
check the existing gutters and downpipes do take
wateraway from the property but in reality this i
fairly difficult and involves a lot of digging up t¢ <5
check existing drains or at the veryas¢a good brnape s tasoskimy N
quality closed circuit TV camera report by someaore

who knows what they are doing. We personally

would have a French drain put around the property which we would have done whel
living in the property and make sure the work was managed anddoautieorrectly.

French drain

French drains and/or Land drains

As part of this work we would also recommend a land drain to the front of the property
to take the watesmwayfrom the building as water can cause so much damage to older
properties.

ANTICI PATED COST: £8,000- £12,000 to SOAK AWAY
include asoakawayas well; please obtair A
quotations. T oy igecmusescany .

= = away from the !wux[c:mg, ’

ar |
. 4‘ Drains
‘IW 7}‘ Soak away
1st AssociatedAco.uk©
Soakaway

Sloping site drainage and trees

The propertywas built as a threshing barn and dampness was not their key priority
when it was being built as it was not built as a habitable building. As the property
sits on a sloping site near the bottom bid a relatively high amount ofater passing
by it. Also, over the yeatheremay have beemore treesvhich have been removed
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SLOPING SITE AND

SROUND MOVEMENT R
[
ag Z
o~
- andl enrth
R LT

On & sloping itz ow oenerally experignce soms
Qrovnd vaoversant, whizh may or may vot be visible
i the Duilding.

(@

15t | Associated.co.uk

Site slopes towards road

~ Aerial View - 360 Photo ~ Sloping site

Dampness

This has resulted in dampness to thg
brickwork. There looks to have been
bitumen damp proof course put in which
very popul ar-197mMm00ts
bricks are spalling and general
deteriorating due to water damage.

Dampness to rear of property
~ Aerial View - 360 Photo ~

- s’
P \'
<

Dampness/moss visible to base o Water sitting against the property  Bitumen damp proof course
the property due to sloping site
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ACTION REQUIRED: We have already
mentioned a French drain and land drg Frenchdrain on a sloping site
would be beneficial to the property and al; " e

P

there may be benefits to planting trees. e _ Lower grianat et

—

/
!

Employ an arboriculturalist to offer advic
with regard to how tree planting may be al
to help with the dampnessagblems and alsa <, ii.r
you need to make them fully aware that y x
do not want the building damaged. General (ager .V ,
we recommend a ten year plan of tree planf Stones \)ﬂ =

andmaintenance PO () Associated.co.uk©

French drain

Pea Shingle

8.0) Deterioration to brickwork at base of property

We would draw your attention toalleterioration of the brickwork at the base of the
property which has used a mixture of a relatively soft red brick and cement mortar.
We are not sure whether it was originally bedded in a lime mortar or not as it looks
relatively new.

If it was bedded in a lime mortar originally then tbement mortar pointings
stopping it from breathing. If not, then unfortunately the cement mortar pointing and
the soft red brick are not getting on particularly well which is leading to deterioration
to the brickwork

a5 PPICERN

Weatherecpointin i Cement mortar

s 'A'-V“n s - Gl . e
Soft red bricks repointed with a
cement mortar
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é4 5 =
!

Spalling brickwork Spalling/deterioratin rickwork Spalling brickwork and dampness

Further investigation needs to be carried out:

1) Establish if it is lime and if it is lime you need to remember lime every time and
lime takes timé see sketch below

2) If it is originally bedded in cement mortéinen you need to accept this is an
inherent defect and@haracteristiof the building.

Lime Every Time and Lime Takes Time

Repointing is required in a lime based mortar and this is what should be used for an
re-pointing in the future as this allowhe property to Obr e

dampness.
CEMENT POINTING AND DAMPNESS G s
Outside Inside v
il Cemont re-pointing \
TRl = ._—‘___Manuus

T | I, washing, breathing, ete \\r
= :: .:L._. drying out mmﬂlm:bm \ E danpmese

cannot get out \

Rising

Associated.co.uk

Cement pointing and dampness
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ACTION REQUIRED: Find theoldest/most experiencdaticklayer/mason
you can who is skilled in using limmortar and ask them to work on your
property ideally during warmeragls. A programme of work then needs to be
carried out on replacing cement repointing with lime. This building needs to
be able to Obreathed again.

ANTICIPATED COSTS: £3,000- £7,000 please obtain quotations.
Please see the External Wdsction of this Report.

9.0) Weatherboarding

The weatherboarding is in need
decoration the sooner this is
carried out the betterWe feel that
perhaps it hasleteriorated fastefE===
than it would have done if some ¢
the gutters were not leakinghere |&=

may also be defects in the rog
construction; please see our earl

comments with regards to chang
that have been made and not
thinking through the full effects of
these changes.

Rear gable end where repairs taken place
~ Aerial View - 360 Photo ~

- ﬁ' 3 = . = - - ;

[ =N

Areas of bare timber Knife test to weatherboarding Leaking gutter

ACTION REQUIRED: It may sound obvious but it is often forgotten to not
only repair theguttersanddownpipes but also keep them regularly cleaned.

Repair and redecorate The weatherboardingill need regular painting
every three tdive years.
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ANTICIPATED COST: In the region of £6,000 £12,000 for external

decoration depending upon how much preparation is required; please obtair
guotations.

Weatherboarding detailing

We would reiterate our earlier comments with regard to the detail where the
weatherboarding gets the brickwork at the base of the property which we feel is
likely to be an area where you get accelerdegérioration We would recommend

a lead detail in this area which you need to discuss with the Conservation Officer;
even if it is a lead detaag underneath the weatherboarding.

4 ¥ I ey :-u';;:'- "’.

Deterioration to angle timber over
brickwork

Please see thexternal WallsSection of this

Report.

Angle timber over brickwork

would this be better in lead this
woul d need cons
approval

10.0) Windows

The windows have suffered in son
areas from deterioration and
dampness.

ACTION REQUIRED: We
recommend work is carrie

i Deteriorating left gable end window
out to the windows. ~ Aerial View - 360 Photo ~
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Plastic window

We also note there is a plasts
window on the right handgable. We
would recommend this is replace
with a more appropriate timbe
window. Again, we would remind
you that you are liable for this typ
of work that has been carried o

which is inappropriate to a listef - B
building. Plastic window to gable end
~ Aerial View - 360 Photo ~

ACTION REQUIRED: We recommendthat youhave a meetingvith the
Conservation Officeprior to purchasing the property to understamthere

liable to be any action in relation to the inappropriate work that has been carriec
out on the property. The Conservation Officer may haweesaiews on the

type of window they like or indeed evidence from older photographs.

ANTICIPATED COST: We would anticipate costs of £5,000 plus
depending upon what details are agreed with the Conservation Officer, how
many windows are replaced and howany are repaired. Please obtain
guotations

Please see th&indows and DoorSection of this Report.
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11.0) Condensation

We are always very wary of condensation in older properties and would recommenc
it is removed as soon as possiinleareas such as bathrooms aneseite bathrooms

as well as kitchensAlthough there are large open spaces around the kitchen and the
utility room it can get humid airavellingtowards the cold areas (cold bridging) and
get a buildup of black mouldthe gathering of dust, dirt and skin particles travelling

in the humid air)

ACTION REQUIRED: We would recommend large good quality humidity
controlled extract fans are added to the kitchen, the bathroom and any area:
that are humidity generating foraxple areas that are used for drying clothes
internally during winter months (w&ould assume that clothes will be dried
externally during the warmer months). By large extract fans we mean
150mm.

ANTICIPATED COST: We would anticipate costs betweensE2 £500
per extract fan depending uptire wiring required. We always recommend
guotes are obtained before work is agreed/commenced.

Please see the Dampness Section of this Report.

12.0) Eire regulations

Werecommena hard wired fire alarm systemrequredas there is a lot of wood in
the property, we only noted battery operated smoke alarms.

ACTION REQUIRED: Add a hard wired fire alarm system. You may wish
to incorporate it with a security alarm system as well.

ANTICIPATED COST: £2,000- £4,00Q please obtain quotations.

Please see tH@ther MattersSection of this Report.
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13.0) Listed buildings

It should be noted that this &Grade lllisted building and as such there will be a
level of responsibility over and above what you normally have when you have an
ownership of a building which will mean that you will need to get to know and
understand listed building regulatioaad requirements to s extent (as well as
getting to know someone who knows them in detmilgl build a good relationship
with the Conservation Officer. Having said that, owning a listed building with
features and character obviously has benefits as well as being a patoof that

you are looking after for future generations.

ACTION REQUIRED: We would recommend that ygoin the Society for
Protection of Ancient Buildingand attend aeekend course on looking after
and maintaining older properties. Everydu do na intend to carry out the
work yourselfor help with it,it does give you a far better idea of what work
should be carried out. The website for thisnsw.SPAB.org

Grade Il Listed Building

Grade Il buildings are considered to be of special interest, warranting every effort to
preserve them.

Listed Building alterations without permission

There appear to have been a numbetefations that may have been carried out
without permissiomanging from thehimney ventplastic window to roof
alterationsand internal alterations.

Be aware that the listing was dated 1985 and the work was carried out in 1976
which may well have hearing on what you are and are not liable for. Your legal
advisor to check and confirm.

We would recommend yomeet withthe Conservation Officer/Listed Building
Officer with regard to this property to see if they have a photographic record of its
condtion as many local authorities do havewill then be worth comparing this
against the condition and way the building presently is, as we do feel a lot of
alterations and amendments have been carried out.
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You should be aware that any amendmentshthet¢ been carried out without
approval become your liability and your risk and you can be fined for causing
damage to a listed building even if you have not carried out the work. This can be
insured against by the owners but you do need to establidgbetbi® you purchase

the property.

ACTION REQUIRED: We would always recommend@mal meeting
with the Listed Building ContréConservatiorOfficer before you commit to
purchase.

14.0) Elint garden wall

There are two garden wallg;brick garden wall on the right side and a flint garden
wall on the left side. We were going to say tkiaedflint walls tend to be older
but this has a concrete coping stone on the top.

The flint garden wall is detiorating andsomeareas have come loos&/e would
also add thagjarden walls such as this will have a limited founda#ind itmay be

""""""

Flint/brick wall to left side

ACTION REQUIRED: Your legal advisor to check and confirm when the
walls were constructed and if permission was obtained if they are relatively
recent. The detioration to thelint wall needs appropriate repair which looks

to be bedded in a lime mortar.

ANTI CIPATED COST: Budget £1,000- £2,000 for general basic repairs to
the walls please obtain quotations.

Please see the External Areas Section of this Report.
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Services

15.0) Dated electrics

The electrics aré 9 7 02609and better are novi
available. >

ACTION REQUIRED: We recommend
a new fuse board with a fire resng

metal case and would advise as the
property is changing occupancy the
Institution of Engineering and Technolog
(IET) recommend gest and report. By Dated fuse board
recommendations from the repatiould

be carried out by a NICEIC registered, or

equivalent, approved electrical contractor or similarly approved.

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

1) £250- £500 for test and report

2) £250- £500 for anew fuse board

3) Budget £1,000 for general upgrading plus any further work recommended

Please obtain quotations.

Please see the Services Section of this Report

The Ugly

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

High risk purchase

We believethisis a high risk purchasgue to:

1) Movement
2) Dampness
3) Inappropriatealterationscarried out on a listeluilding.

There is also some general maintenance to catch up susthegsrating externally.

(=]t [m]
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Services and your own specific testing

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

Electrics
Theelectric fuséboard is1970s to 2000 and is located in thiategral garage

ACTION REQUIRED : We recommend a new fuse board with a fire rggjst
metal case.

The Institution of Engineering and Technology (IET) recommend a test and report
whenever goroperty changes occupancylhe test and any recommendations
should be carried out by & CEIC registered and approved electrical contractor
or equivalent.We believe you may need to upgrade the electrics.

Heating
There is &Pottertorboiler locatedn the integrabarage
ACTION REQUIRED : We would recommend that the system be tested and

overhauled before exchange of contracts and that a regular maintenance contrac
be placed with an approved heating engineer.

Drainage

In older properties, such as this, drainage was often | SAESTIEIUANITLEEY

fitted together rather than bonded together which me

that they may leak over the yeavghilst we ran the tag

for 15 minutes without any build up or blockages t /| "™

only way to beone hundred percentertain of the G e 2

condition of the drains is to havectoseal circuit TV o

cameraeport. Fipe @) imsciisazain®
Push fit drain

Cement =

r“l"d ‘éﬂl‘ld

I e . = T —

Water Supply

There is danger in older properties of having a lead water supply; we would recommen
that you speak to the wateompany to ask them if they have carried out such
replacement

ACTION REQUIRED i SERVICES: We would reiterate that w

recommenavith regard to all services that you have an indepen

check by a specialist contractor.
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Maintenance

It should be appreated that defects which would normally be highlighted in a
modern property, efféeci vel y f orm part of an ol det
style. Such character defects are normally considered acceptable and may not ha
been specifically referred s defects within the context of this Report. The Report
is looking at structural issues which we consider may be a problem.

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

Purchase Price

We have not been asked to comment upon the purchase price in this instance, we ha
however referred you to sources of general information ohdhsing market within

the Information on the Property Market Section, which can be found in the
Appendices at the end of the Report.

Every Business Transaction has a Risk

Every business transaction has a risk, only you can assess whether that risk
acceptable to you and your circumstances. You should now read the main body of th
Report paying par AGTONRBQUIRBED & epnaii notns .t o

Estimates ofBuilding Costs

Where we have offered an estimate of building costs please remember ma are
experts in this area. We always recommend you obtain quotations for the large job
before purchasing the property (preferably three quotes). The cost of building work
has many variables such as the cost of labadrestimates can of course vary from
area to area when giving a general indication of costsor unskilled labour we
currently use between £75 and26er day (the higher costs in the city areas) and
for tradesmen we use between £100 and £200 per day for an accredited, qualifie
skilled tradesman. Other variations include the quality of materials used and how the
work is carried out, for example off ladders or from scaffold.

If you obtain builders estimates that vary widely, we would advise the work is
probably difficult or open to vawus interpretations and we would recommend a
specification is preparedlt would usuallybe best tchave worksupervisd if it is
complex, both of which we can do if so required.

(=]t [m]
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SUMMARY UPON REFLECTION Oo{\::)

2]

The Summary Upon Reflection is a second summsarto speak, which is carried

out when we are writing the second or third draft a few days after the initial survey
when we have had time to reflect upon our thoughts on the property. We would adc
the following in this instance:

We like the interior of the building nevertheless we do need to make you aware ther
has been workarried out tht is not appropriate for a listed building. Some of these
are historic and some are relatively recent such as the plastic window.

We feel the property is a higher risk purchase than average particularly given the
repairs that are required to the propérfylease see our comments on the roofs and
the roof structure and also the management of the water/dampness around tt
proprietytogether with some fundamental items such as adding a good quality fire
alarm system, electrics, etc. We would also comment that heating the property witt
such a large area and relatively low insulated walls and roof could meathehat
propertyis not as \arm as you may like it. Please see our further comments within
the main body of the report.

We would add the part owner compl et
unfortunately for us/you he referred us in a lot of it to the Property Information form
and also had a higher | evel of O6not |
because he has not lived at the property or for other reasons.

Wewouldreferyod o our comments in the Execut
oUglyodé Secti orereadithgseask t hat you

As a general comment for any work required we would always recommend that you
obtain at least three quotations for any work from a qualified, time served

tradesperson or a competent registered building contractor prior to legal completion.
We would recommend you obtain as many quotes as possible prior to purchasing th

property.

We would ask that you read the Reparfull and contact us on any issues that you
require further clarification on.
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AERIAL VIEW 1 360 PHOTOS

Where permission has been obtained from the owners
have carried out aerial photographs using an aerial dr
stationary drone or a mosmod pole (where the
environment and weather is suitable).

Right gable Front of main roof
~ Aerial View - 360 Photo ~ ~ Aerial View - 360 Photo ~

Weatherboarding
~ Aerial View - 360 Photo ~

Rear left catslide roof Timber windows
~ Aerial View - 360 Photo ~ ~ Aerial View - 360 Photo ~
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THERMAL IMAGE EXAMPLES

Thermal imaging photograplsanestablish warm and cold areas, it also helps us identify
materials within the propertyin this case we have not carried out any thermal imaging as
the property was empty and not ffreated and therefore we would not haveawied any
beneficial results. Below are example thermal image photographs (not your property).

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

)
o,

I m%fz‘?l\ _

|
ol =SR
i B BN = B )

imber frame
(Not your property)

Front view
(Not your property)

‘ Double panel radiator

Single panel radiator Unrloof heting \ (Not your property)

(Not your property) (Not your property)
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MORE ABOUT THE REPORT FORMAT

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

TENURE T FREEHOLD (OR AS GOOD AS)

We have assumed that the property is to be sold Freehold or Long leasehold, with n
unusual or onerous clauses and that vacant possession will be available o
completion. Your Legal Advisor should confirmattthis is the case.

ESTATE AGENTS T FRIEND OR FOE?

It is important to remember that the estate agents are acting for the seller (usuall
known as the vendor) and not the purchaser and are therefore eager to sell the prope
(no salei no fee!).We areemployed as Independent Chartered Surveyors and offer
an independent point of view.

SOLICITOR/LEGAL ADVISOR

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

TERMS OF ENGAGEMENT/LIMITATIONS

This report is being carried out under our terms of engagement for Building Surveys
as agreed to and signed by yourselffegou have not seen or are not happy with the
terms of engagement please phone immediately 0800 298 5d&¥hbthe secretary
from which this survey came fram

OUR AIM IS ONE HUNDRED PERCENT SATISFACTION

Our aim is for you to be completely happy with the service we provide, and we will
try and help you in whatever way possible with your propeurghase just phone
us.

(=]t [m]
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THE DETAILED PART OF THE REPORT
FOLLOWS, WORKING FROM THE TOP OF
THE PROPERTY DOWNWARDS

From our investigations the property is Grade Il Listed
and falls within a Conservation Area
(your Legal Advisor should confirm this and make their own enquiries)
and as such it will require various permissions
to be obtained before work is carried out, over and above that
normally required and possibly the use of appropriate materials
for the age,ype and style of property.

(=]t [m]
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EXTERNAL

ROOF COVERINGS AND UNDERLAYERS

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

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

We will consider the roofs itwo areas:
1) Main roof

2) Rear leftshallow pitchedfatslide roof

Main Roof

The roof is pitched and clad withay tiles. From ground level, this looks slightly
belowaverage condition considering the r@o&getypeand style.

With this age of roof there will usually be a few missing or displditeg this is
nothing unusual, they do however need repairing to stop leaks.

Q==
2R

Front roofi chimney vent (black circle)
Spalling (yellow), broken, slipped amissing tiles (white)
~ Aerial View - 360 Photo ~
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ACTION REQUIRED : Please see our comments in the Executive Summary.

Chimney

We noted a&himney/ridgevent to the roof which we assume is to vent the fire.

: Chimney to right we assume this
Ridge vent goes in to the ridge vent

~ Aerial View - 360 Photo ~ ACTION REQUIRED : Your legal
advisor to check and confirm this has

been approved.

Protective Underlayer (Often known as the sarking felt ounderfelt)

From the 1940s onwards felts were usf .. . 1
underneath tiles/slates to stop wind damal Frstactives(nelarlager
and water penetration, these in more rece bteen kencown 39 an unclerfelt or aarking et Tacked .-ff:::.'fjrwww
years have been replaced with plasf tocomenRattes '
equivalents. These are commonly known
underfelts but now the name is not rea
appropiiate, as felt is not the only materiga — 2e-#+l —~———
used. B sl gt
citch of the root
/:;oj Rl buttes It nAzw-:m:nd.co.uk@

Protective underlayer

Main Roof

The main roof has exposed timbers.

Exposed timbers
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Rear Left Shallow PitchedCatslide Roof

The rear left catslide roof is boarded with
protective underlayer.

'Rer left catslide roof is boarded
Rear Left Roof no protectiveunderlayer

This is ashallow pitcheftatslide rooftlad withclay tiles.

Catslide roof to rear left Rear gable end where repairs taken place
~ Aerial View - 360 Photo ~ ~ Aerial View - 360 Photo ~

Step in roof from main roof onto cat slide roof Moss to roof indicating surface starting to
~ Aerial View - 360 Photo ~ deteriorate
~ Aerial View - 360 Photo ~
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Moss

The roof has d&ir amount ofmosswhich will lead to deterioration of the tilesVe
recommendemovingmoss with a soft bruslsually during the warmer weather when
the moss has dried out to some extent d&/ not recommend high pressure cleaning
or chemicals are used on a roof.

ACTION REQUIRED : Please see our comments in the Executive Summary.

All the roofs were inspected from ground level with the aid of a x16 zoom lens on a
digital cameraand/or aerial photographs.

Finally, we were only able to see approximateighty percent of the main roof to

our satisfaction from ground lever via aty other vantage point that we managed to
gainvia aerial photographs. We have made our best conclusions based upon what v
could see, however a closaspection may reveal other defects.

For further comments with regard to ventilation please see doé Kructure and
Loft Section.
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ROOF STRUCTURE AND LOFT ,—I’/é—%

(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE)

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

Main Roof

Roof Access

The main roof is accessed via the loft hatch locatedhe right side within the
bedroom and via the open loft on the left sidé&/e were notibleto access the top
part of the roof which seemed strange that it was not openly visible and we were
slightly concerned as there is moss present; please seenomentsn the Executive
Summary.

Access to Iéft side Rear left store

Access to right side

Roof Structure

The property has Queen post roof trusses with common rafters in between creating
five bays. This is slightly different to normal, in this case the props and struts are
different, generally you do find some differences.
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TIMBER FRAME TIMBER FRAME QUEEN POST
QUEEN POST )

Rid 2

2 Ridgc

\

T Srut or Frop

Queen
Purlin— post
Purlin S Y
: ! _ ﬂ“
e beam l Tie beam
iét Associated.co.uk© @Associated.co.uk©
Generic Queen post roof Queen post roof with amended strut
~ Aerial View - 360 Photo ~ ~ Aerial View - 360 Photo ~

Queen post roof structur
~ Aerial View - 360 Photo ~ at Ridge

Common rafters coupled

ACTION REQUIRED : Please see our
comments in the Executivummary.

Roof Timbers

We have inspected the roof structure for:
1. Serious active woodworm

2. Structurally significant defects

3. Structurally significant dry rot

4. Structurally significant wet rot
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Our examination wadimited by the genera
configuration of the roofWhat we could see wa¢
generally found to be inmaverage condition
considering its age.lt is, however, feasible tha
there are problems in the roof that are hidden

We believe the queen post truss would hg
originally been on the left side. Having said th&tgeneral view of left areahere we

it looks to have been removed a long time ago dpelieve queen post truss would

was not put back when it was rebuiit the have originally been
197006s. However, as we discussed du
survey and we showed ydliere ismovement to

the left side of the building.

Limited access to right
Timber plywood boarding above
the collar area

We noted some type of bonding age
to the timber frame such agsin.
Your legal advisor  should
specifically ask the present owne
for details of any repairs carried out

ACTION REQUIRED :
Please see our comments in tl
Executive Summary.

Resin bonded
~ Aerial View - 360 Photo ~
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Rear Left Shallow PitchedCatslide Roof

ACTION REQUIRED : Please see our
comments in the Executive Summary.

Water Tanks

We noted water tanks in the right roof.

We would alwgs recommend that water tanks ¢hrained down and cleared of any
debris etc. (wdave seen dead birds and other unmentionable things in these tanks).
As you are often cleaning your teeth with this water it is best that it is as clean as
possible!

Ventilation

The roof originally would have bee
naturally ventilated albeit that i
would have been for a threshing ba
so it needed ventilation. Typically, g2
the 19706s hessi#

added.

Insulation

Please see the Thermal Efficiency Vents in roof, area not accessed
Section of this Reort. ~ Aerial View - 360 Photo ~

6 0 0 Marketingby: 6 0 0

www.1stAssociated.co.uk X
0800 298 5424 [w]
©

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

54



Electrical Cables

We can often identify the age of an electrical installation by the age of wiring found
in the roof. In this case there was insufficient quantity of wiring to comment.

Please see our further comments in the Services Sectibis &feport.

Finally, we would ask you to note that this is a general inspection of thetature
to the rearWe have not examined every single piecéhefroof We have offered a
general overview of the condition and structural integrity of the area.
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GUTTERS AND DOWNPIPES ‘

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

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

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

Gutters and Downpipes

The gutters and downpipes aglastic They are in “
average condition for their age, type and sayid — - =
P T

are leaking irvariousareas whiclooksto be at the
joint points where it has not been adequatc
supported/the joints have opened up. ;

There are some leaks, howeweost people would®
be happy to live with these providing repairs &8 s pgh
carried oubefore the winter Leaking gutter

Downpipes feed directly intthe ground

The downpipes feed directly into the ground and we cannot be certain where they
go, so if there is a blockage then the drain would have to be opened up. This is a
practice we are not particularly keen oive would generally recommend the
downpipes are fed into gullys; please see our comments regarding dampness in the
Executive Summary. We would recommend adding a French drain around the

property.

GUILLY

@
15t | Associatec.co.uk

Downpipes feed directly into Gully
ground
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ACTION REQUIRED: We would recommend you stand outside the
property next time it rains heavily and see how well the drains cope with the
rainwater particularly looking at the guttering and the joints.

We aborecommend that the gutters and downpipes are cleaned owintse j

are checked and the alignment checked to ensure that the gutters fall towarc
the downpipes.

Soil and Vent Pipe

We assume the property has internal
soil and venpipes. Internal soil and |~
vent pipes can work well, apart from | '
they leak, as they are hidden from
view so a leak is not normally
discovered.

Internal soil and vent pipe and Durgo valve
~ Aerial View - 360 Photo ~

Finally, gutters and downpipes have been inspected from ground level. As it was na
raining at the timef the inspection it is not possible to confiome hundred percent
that the rainwater installation is free from blockage, leakage etc. or that it is capable
of coping with long periods of heavy rainfall. Our comments have therefore been
based on our beassumptions.
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WALLS <fﬁ

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

Thewalls are constructed usirgtraditional timber structarwith weatherboarding
and brickwork to the base

Timber Structure

Traditional timber frame buildings were the way we built for many centuries,
although few survive from before 1500. We continued to bpiedominantlyin
timber to the 18 centuy, mainly using Oak and EIm. This is often known as
vernacular architecture where we built using local materials. As supplies of timber
reducedand the canals and railway systems develogestarted using materials from
further afield typical example fothese is welsh slates

19700s Property Boom

Il n the 19700s as we have had many ti m
in the future, we had an early 19700s
in a lot of properties being refurbished d@nam our experience work being carried
out to listed buildingsvhichwould not be considered appropriate today. It h&gto
remembered weverebuilding to different standards and had many different thoughts
on different things in years gone by (fiftyegrs ago). Over time this resulted in
changes in the way we manage our historic buildings and also our understanding c
materials such as cement mortars and lime mortars. It also identified risks with certai
materials such as asbestos more commonly used t he 196006s/ 19
property this was the era when we understand the refurbishment was taking place ar
we think the main alterations although there may be some newer changes such as t
pitched roof to the stair area, the changing of theenatof the roof to the shallow
pitched roof and of course the plastic window on the left gable end. Bearing all of
this in mind, we make the following comments:
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Timber frame problems

We believe there is a problem with the roof which in turn means there is a problen
with the timber frame to the left side of the property. Timber structaedail for
many reasons. Common reasons, amongst others, would be dry rot, wet ro
woodworm, he addition of an extension, the removal of supporting memberasetc.

in this case which will ultimately result iragtial or total failure of an element of the
structureand at the very leastin result in additional stresses and strain being placed
upan othertimber members, often resulting in visually the property sitting out of
plumb or complete failure (collapse). The difficulty is establishing how close or far
a property sitting out of plumdr where an element has been removed as in this case
Is to failure together with how acceptabladis to the purchasersihVe would refer

you back to our comments in the Executive Summary and explain that to some exter
the roof structure is part of the wall structure in properties like this.

Wall plate

At the very top of the wall is a wall plate which effectively forms the end of the timber
wall construction and is where the common rafter ceilings joists sit onto.  In this
instance we can see that areas have been replaced and amended over the years
generally looked in average condition. We can see there have been amendmen
around the staircase areanantionecelsewhere within this report and to some extent
the wall plates purpose has been changed in the stair aredrtwtaralelement to
allow the opening of the stairs where it once would not have been.

TIMBER FRAME

WALL PLATE

©

15t © Associated.co.uk

Wall plate

wall plate
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Main Timber Frame Walls

Traditional timber frame buildirgwork as whole units forming both the walls and
roof and built in baygin this case five baysyith infill timbers and panels with wattle

and daub, replaced later with other materialsAs it was a noiabitable
building/threshing barn it would have bekuilt originally to very basic standards
with minimal to no foundations. This was a barn used for corn to thresh the whea
and store the hay and possibly stotfeermaterials. They would have driven through
the front which is now the large glass windand out the back where the stairs are
now located. As with all older timber frame properties in years gone by it would have
been amended and altered to fit the purposes and needs of whoever owned it. Timb
repairs would often have been carried out @sasused and older timberLften as
farming moved on and became mechanised and larger machines were used buildin:
like this were often abandoned and we understand were left in wreck and ruin. Thel
came the boom or bust changes in the property mdn&etve have mentioned and in
turn we have periods of extensive building followed by next to no building. In our
opinion during this period of change buildings like this tendeldetiooked upon as
suitable for refurbishment and little to no thought was given about the historic
importance of these buildings by lots of the developers/builders. As always with the
various standards in the building industry we have ended up with goodntadly

barn conversions.

In this property we believe there is a lot of the ol
timbers left but equallyherehas been a lot of yesing
of timbers and altering and adapting timbers to fg
the residential property. It deserves a longer view ¢
perhaps a historic report upon it amepoint. You |i5
mayberequiredto produce one of these if you wish [&
carry outalterations and extensions to the prope
They identify what parts of the property are s 5 5
remaining. From our point of view carrying out th‘gertlcal tlmbers mortise and tenor
survey we can see a fair proportion of the property is ~ joint not working
standing relatively straight and true consideritsgaige, type and style. We can see
that a number of the joints and timbers are not functioning as they should. Often ther
was a large element of over design on the structural side. We checkieabinefor

wet rot and found it generalfcceptable ande carried out &nife test to the timber.

Our concerns with the structure is the woodworm and the amount of timbers that hav
been reused; reused timbers are defective to some extent as it was originally
purposed to be used in a different way whicwiet the old fixing/guidance holes
are.

(=]t [m]
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Checking timber for dampness Knife test Checking for dampness

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

Infill panels

TIMBER FRAME
WALL INFILL PANELS

These are the sections between the timber frame
originally would havehad a weatherboarding. It

unlikely to have been filled with wattle and daub
you need to be aware this was a threshing barn _ ass
not for habitable use. B sk "

Infill panels

Sole plate/base plat

Often the most important part of these is the sole plate/base plate which is at the ba:
of a wall which can be affected by dampness, causing
rot and dry rot and generdeteriorationas this ground
floor sole plate effectively forms the base of the timl
frame. In most cases it is very difficult/impossible to seg
we have to make assumptions. In this daseas visible
and we could see that parts of it have been cegland
there was still some older timbers; whether they
original is very difficult to confirm. In this case we wou
comment that they are sitting on a damp wall. Please
our comments with regards to the brick to the base of
structure.

Checking for dampness
beneath timber sole plate
sill board
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TIMBER FrRAME SOLE FLATE TO BOTTOM OF WALL
SOLE PLATE FRAME ALSO KNOW AS ASILL BEAM

3 .E?_,:v "‘A

Soke Pl\tr

©

15t | Associated.co.uk

Sole plate Sole plate Replacement sole plate or sill
boards

Brickwork to base

The property has brickwork to the base which is damp due to the sloping site. The
bricks have beewrongly repointedn cement mortar

Dampness/deterioration to right

Dampness to rear pfoperty |
~ Aerial View - 360 Photo ~ gable

Spalling brickwork Spalling/deterioratin brickwork  Spalling brickwork and dampness

ACTION REQUIRED : Please see our comments in the Execi8iwamary.
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Weatherboarding

The weatherboarding is in need of decoradod has accelerated deterioration due
to roof, gutters and downpipes problems. Work will need to be carried out to these
before you redecorate.

Areas of bare timber

Rear gable end where repairs taken place
~ Aerial View - 360 Photo ~

ACTION REQUIRED: We would recommend redecoration in the
summer/warmer weatheRo not underestimate the amount of time/cost it will
take to repaint theveatherboardingparticularly as there is high level work

which is likely to need scaffolding which can be expensive.

Blockwork

We could see some blockworkternally within
the left gable of the roof.

Block ork to left hand gable
under the cat slide roof
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Finally, the external walls have been inspected visually from ground level and/or
randomly via a ladder. Where the window and door lintels are concealtgk by
weatherboardingplasterwork we cannot comment on their construction or condition.
In buildings of this age titver lintelsor possiblemetal lintek are common, which

can be susceptible to deterioration that is unseen, particularly if in contact with
dampness.

Our comments have been based upon hownvisetherboarding / plasterworkas

been finished. We have made various assumptions based upon what we could s
and how we think theveatherboarding / plasterworkvould be if it were opened up

for this age, style and type of construction. We are however aware that all is no
always atit seems in the building industry and often short cuts are taken. Without
opening up the structure we have no way of establishing this.
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FOUNDATIONS

The foundations function is, if suitably designed and constructed, to transfer the weight of the
propetty through the soil. As a general comment, many properties prior to the 19th Century have
little or no foundations, as we think of them today, and typically astam@y property would have

one metre deep foundations.

Foundations

We would expect this toriginally have next to no foundations but we would expect
in the 19706s a stepped brick founda
foundation. The only way to check what foundations are presentasrioout trial

holes around the edge of the peoty which you should do before you put in the
French drains. We would also add that we have been misled by drawings in the pa:
on older properties where the work has not been carried out as per the drawings
there are any drawings in relation to therk that was carried out.

STEPPED BRICK FOUNDATION BRICK & CONCRETE FOUNDATION

Inside

Outside
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Stepped brick foundation Brick and concrete foundation
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Building Insurance Policy

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

It is your responsibility to check out prior to commitment to purchase that insurance
is available on the property on the basis of the things we have reported in the surve!
Much as we would like to we are unable to keep up with the changing insurance
market and give gu advice with regard to this.
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Cracks

Please remember to talk about any cracks identified within the property. Often
insurers will refer to progressive and Aprogressive cracking. Unfortunatetiais is
something we are unable to commhe@pon from a oneff inspection; the Building
Research Establishment recommend a year of monitoring of any cracking.

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

Finally, we have not excavated the foundations but we have drawn conclusions fron
our inspection andur general knowledge of this type, age and style of property.

We would always recommend that you remain with the existing insurance company
of theproperty.

As no excavation has been carried out we cannonbehundred percegertain as
to how the foundation has been constructed and we can only offer our bes
assumptions and an educated guess, which we have duly done.
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TREES

Trees withininfluencing distance of a property can affect the foundations by affecting the moisture
content of the soil.

There are tredsut notwithin what we would term as influencing distance but you do
need to speak to your insurance company as they may hateran interpretation
for insurance reasons.

ACTION REQUIRED: We would recommend an arboriculturalist (not a tree
surgeon) is asked to view tlreesand give a ten year plan for maintenaate
the treesand possibly adding trees

Treelines— Sos e ,
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Influencing Distance Defined

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

Finally, insurance requirements with regard to trees have varied over the years and
in our opinion have got ever more onerous. We have seen the notifiable distance of
a tree away from a property have been reduced over the years and we reiterate our
comments elsewhere within this report that you need to make enquiries with regard
to the insurability of your property in relation to trees and other features when you
purchase the property.

Pleasalso refer to the External Areas Section.
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DAMP PROOF COURSE =T

On

The Building Act of 1878 required a damp proof course to be added to all newly built properties
within the London area. It also required various other basic standards. These requirements were
gradually taken up (or should that be grudgingly taken umubhout London and then the country

as a whole, although this took many years for it to become standard practice.

In properties of this age it is unlikely that a
damp proof course (DPC) walihave been builfi =888
in originally however often they have had damjg.
proof courses added at a later data.this
casewe can see a bitumen damp proof courss
in some areas

Your attention is drawn to the section of t )
report specifically dealing with dampness. Bitumen damp proof course

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

Low Level Air Bricks

The property has low level air bricks which wou
normally indicate a suspended timber floor. In
this case we can see there is a stone floor :
throughout. Tk airbricksmay have been to vent
a timber floor around the staircase area. As yol.
may or may not be aware the owner was unhap |
with us going into the staircase cupboard area. |

Floor

The ground floor originally would have probably

beencompaced earth possibly with a |hawe c
tended to use a concrete floor, sometimes with expansion joints, predominantly not
which can cause problems to the base of the property. We have no way of knowing
what is underneatthe tiles without opening uie floor. In a modern barn
conversionyou would be expected to use lime floors as used by the Romans but
then forgotten about for hundreds of years. There is an outside possibility there is &
suspended timber floor; thesgp@ared from about the "&entury onwards. This
would not have been added unless the building would have been in use as a
residential building for some time/hundred years or so before the conversion.

AIR BRICK VENTILATES FLOOR VOID
Floor
. ,'.f‘f ) c,ow:n'ns
el ——— T
Ground . | ‘ Void below floor ~Floor
¥ IS g = e 0ist
level below ..« | I g
airbrick +——4 fot) Adsociated couk®

Air brick ventilates floor void
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Finally, we have made our best assumptions based upon our visual inspection of tf
outside of the property and our general knowledge of this age, type and style o
construction. We have not opened up the floor, unless we have specifically stated s
in this section.
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FASCIAS AND SOFFITS AND WINDOWS AND I Eﬂ
DOORS 10|

This section covers fass, soffits and bargeboards amihdows and doors, and any detailing such
as brick corbelling etc.

Fasciasand soffits offer protection to the rafter feet and also allow the securing of the guttering.

Windows primary functions are to admit light and air, but they also have thermal and sound
properties. The doors allow access and egress within the property.

Fascias and Soffitsand Exposed Rafter Feet

The fascias and soffitand exposed rafter feeire FASCIAS & SOFFITS
timber. They are painted / stained and we WOU .

comment they are ibelowaverage condition for theil ... s
age, type and stylgartly as theyuttersare leaking a s

mentioned. We often find they are in poor conditi
as theyare difficult to redecorate

Fascia

Sotht [ j (%)

15t | Associated.co.uk

Fascias and soffits

Exposed Rafter Feet / e
. 3 =[
! 1st Auocmud.co.uk©
Rafter feet Exposed rafter feet deteriorating Exposed rafter feet

ACTION REQUIRED: Redecoraten the summer/warmer weatheMake
sure gutters and downpipes are watertight before carrying out any work on
fascias and soffits.
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Windows and Doors

The property has timbevindowswith thin double glazingWe would specifically
commenthat they are generally in below average condition.

Deteriorating left gable end window
~ Aerial View - 360 Photo ~

Knife Test

We have tested theindows by pushing a knife intc
a random selection. We generally tend to do
lower windows as access is easier.

ACTION REQUIRED :  Repair/replace ) =
I]?ouble glazed timber windows

subject to agreement from the Conservatio
Officer. Please see our comments in the Executive Summary.

Double glazed windows

To the gable end is algstic double glazed windowvith trickle vents, which
generally look to be ofraaverage quality.We would recommend this is replaced
with a moreappropriatdimber window.

Plastic window to gable end Trickle vent

~ Aerial View - 360 Photo ~
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We would draw your attention to the fact that sealed double glazed units can falil.
particularly as a result gfoor workmanship during installation. Failure of the seal
leads to condensation between the two panes of glass and simply replacing th
affected units may not provide a satisfactory loeigm solution. Generally it is
considered that double glazed unitave a life of about ten to twenty years
particularly a timber frame in a timber frame building as movement can occur which
breaks the seals.

Trickle Vents Defined

TRICKLE VENTS IN WINDOWS
Trickle vents allow a trickle of air Fresh
through, therefore stopping/reducing the Trickle vent in . L. |ar
likelihood of condensation occurring window frame > R |
within the property. LN
Outside inside
\\'cc.?.."dmm holes
< 1st Aza:a(cd.cu.uk©

Trickle vents
Doors

The property has the old threshing barn entrance, often they would drive the carts ot
the back.

,_’.

o e T
2%

-4: : ¥ ‘:‘" -': A% 7'[7\.-\ 'y “A"‘.‘:h-:l eony ‘)

. . — E'( f&"-‘f‘:’ P R
Weathering to timber at base of Deterioration to base of ledge anc

window within entrance to old barr brace doors

Finally, we have carried out a general and random inspection of the external joinery
In the case of the fascias and soffits it is typically a visual inspection from ground
level. With the windows and doors we have usually opened a random selection o
these during the course of the survey. In this section we are aiming to give a gener:
overview of the condition of the external joinery. Please also see the Internal Joiner
section.
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EXTERNAL DECORATIONS

%
2
_

l

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

The weatherboardingnd fascias, soffits and exposed rafter feetiareeed of
decoration in the summer/warmer months, the sooner the betteu need to carry
out repairs to gutters and downpipes prior to decoration.

Finally, ideally external redecoration/cleaning is recommended every three to five
years dependent upon the original material, its exposure to the elements and tt
mat e r ropettidss Wipere this is not carried out repairs should be expected.
Ideally redecoration and/or cleaning should be carried out during the better weathe
between midApril and midSeptember.

Please see our comments in the External Josezion.
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INTERNAL )

CEILINGS, WALLS, PARTITIONS AND FINISHES J—j

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

Ceiling Construction

The ceilings have exposed timber beanhkigh level and an open cathedral ceiling.
There are also low level ceilings.

Exposed timber beams at high Low levelceilings
level and chimney

Often these timbers are-used timbers and traditionally they would have been used
sideways as it was more practical for the buildergears gone bput this leads to
higher levels of deflection than found in modern propeitigbe floors. Please see
our comments with regards to first floor level

Perimeter Walls

Typically this age of building was built in timbe P |
bays. These bays have structural elements within) =~ = [=etond | e
property that form what we would term as prima 4 — tnsulation "

and secondary timbers. oy '

We do not know what is behinld infill panels we (£ <

would term them as being dry lineWe can see they S VD aa®
are cracking and they sound from tap testing to be Dry lining on battens

dry lined traditionally with timber battens.
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