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INTRODUCTION

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

The Building Survey takes the following format; there is an introductory section (w 'g&pu
are currently reading), which includes a synopsis of the building, and a summ our
findings. .
We then go through a detailed examination of the property starting wit %&ternal areas
working from the top of the property down, followed by the internal and the buildings
services. We conclude with the section for your Legal Advisor an attach some general
information on the property market. GQ

We are aware that a report of this size is somewhat daw@nd almost off-putting to the
reader because of this. We would stress that the purchase property is usually one of the
largest financial outlays made (particularly when y& ‘Eonsider the interest you pay as well).

We recommend that you set aside time to read@eport in full, consider the comments,
make notes of any areas which you wish to giscuss further and phone us.

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

As part of our service we aresgore than happy to talk through the survey as many times as
you wish until you are,c etely happy to make a decision. Ultimately, the decision to
purchase the propertysis$Yours but we will do our best to offer advice to make the decision
as easy as possibl b

This Bmld rvey is confidential and not to be shared with the vendor (seller) or estate

agent or p worklng on their behalf without written consent from the surveyor that has

prod Building Survey. During the course of discussions/negotiations with the

es ate agent/parties working on their behalf if they wish to see the Report we suggest

them which specific section and send them this section via a photograph or a scan.

Report remains our copyright and should not be reproduced without written consent
\irom the surveyor.

THANK YOU

We thank you for using our surveying services and taking the 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 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 t)@ﬂor

be of interest. This is shown in “italics” for clarity.

TECHNICAL TERMS DEFINED

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

A PICTURE IS WORTH A THOUSAND WORDS Q
@r eatures. In some

We utilise photographs and sketches to illustrate 4
photographs a pencil, pen, circle or arrow has been used tg highlight a specific area.

The sketches are not 100% technically accurate; we
to carry out work based upon the sketches alon\
,"j Kcncw Flashing To rnrapct W'i" a Stcppc{{ Flashing

ainly would not expect you

Straight Flasl’ving_
‘ quicl«:r, 10)vcvcr
|

/
not as go/ /
a %

q | ead bedded into wa“Joints
)

Flashing should,be

strai
Qg‘&
ORIENTATIO%O

Stepped lead flashing

Any refe% to left or right is taken from the front of the property, including
obserVau@ns to the rear, which you may not be able to physically see from the front
ofythe \property.

AT 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 two storey detached property which has been extended and amended both
with pitched roofs and flat single storey roof extensions as is fairly common with
older properties / public houses. K

There is a small garden area to the front, the car park is situated to thg r ight and
an over grown swampy like area to the rear middle and left. From Wh rstand

the brewery will be marking what land comes with the property. :c
have checked on

We have been advised that the building is Grade Il Listed an
HistoricEngland.co.uk websites which confirms it is Grad

|
The Listed building details are (which we have rearranged the wording slightly to

make it more readable): \L(

Overview
xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx XXXXXX.
(]
Colour washed red brick.
2 storeys, 3 bay front with plinth. Cen@oorway in C20
gabled partially glazed porch withyinner panelled door. Doorway
flanked by single tripartite plain @ es with segmental heads.
2 plain sashes above. Interior/Witf*'€hamfered beam with

triangular stops. \i
Roof (b

Slate roof, hippe rlght and with brick coped left gable
with gable stab le tall lateral stack. Dentilled eaves.

Referen XXXXXXXXXXXXXX

the property interests, you your Legal Advisor may be able to find out
mere ihformation from the Deeds.

\gﬁeneral comment with regard to Grade Il Listed buildings is that we are finding
ome of the listings are not that specific or detailed and open for interpretation, we
would take advice from the Conservation Officer with regard to what is and is not
important on the listing.

ACTION REQUIRED: Your legal advisor needs to check and confirm all of
the above. Please see the Appendices for full Listing details.

(=]

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [m]
©

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 15t Associated.co.uk



Putting Life into Perspective!

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

1750 The start of the Industrial Revolution Q&J
1793 The Grand Union Canal was built .x%
1947 The Polaroid camera is invented by Edwin Land %&

1984 Live Aid Concerts raise funds for famine reli 'giopia

Marketing by:

www.1stAssociated.co.uk
0800 298 5424

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

(=]
ot

©

1st | Associated.co.uk



LOCATION PLANS

Note;
The

bl

Google Earth

A
photographs identify the building and is not necessarily where the boundaries, etc are.
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EXTERNAL PHOTOGRAPHS

Front view
Aerial view — 360 photo

Left view (/ Right view
Aerial view — 360 E& Aerial view — 360 photo
[ J
A

\, Front isometric view Overgrown rear garden
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 floor accommodation consists of:

1)
2)
3)

4)
5)
6)
7)
8)

A2

Left main bar
Right lounge bar

Rear right function room with toilets
(ladies rear left and gents front right)

Rear right ladies’ toilets ( O’

Rear middle double cellar Ly
Rear kitchen 0\"

Rear left outdoor toilet O °

Central stairs to access dorridor
[ J
<
o
Q\

&
N4
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First Floor
The first floor accommodation consists of:

1) Rear bathroom

2)  Rear bedroom

S Bedroom
. i?i.”ﬁ‘ﬁ”‘f ' . 274x3.72m
3) Middle bedroom 90" x 123"

4)  Left bedroom

5)  Right bedroom

Bedroom

387 x 3.30m /

121" x 1040" Bedroom
4.09 x 264m
13'5" x 88"

First Floor

o
Outside Areas O

C

There is a small garden farea, to the front, a car park to the right and an
overgrown swampy li to the rear middle and left.

Finally, all these detgils(ﬁﬁito be checked and confirmed by your Legal Advisor.
Q\
%&E

(=]
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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

Main bar left E Main bar right

Lounge bar fireplace O Right lounge bar

Bedroom to left Rear middle double cellar Front right gent’s toilets
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Rear right function room

e b
Central stairs to top floor
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First Floor

Rear bathroom

Left bedroom Right bedroom
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SUMMARY OF CONSTRUCTION

External
Chimneys:

Main Roof:

Main Roof Structure:
Right Fat Roof:

Rear Flat Roof:

Rear Flat Roof to Canopy:
Rear Entrance Roof:
Middle Left Flat Roof:
Gutters and Downpipes:
Soil and Vent Pipe:
Walls: ¢ \
O
Fascias and S(@@O

Windéﬁva’boors:
N

Four brick chimneys (left, middle, right and rear)
Pitched, clad with manmade slate Q\‘
(possibly asbestos) . %

Cut timber roof (old and new)

(}
Felt covered (assumed) @

Felt covered (assumed) O

Felt covered (assun%
Asbestos (assume@,

Felt covered u‘med)

Mixtlke of cast iron and plastic

@Jre of cast iron and plastic

nglish Wall Bond brickwork / Flemish Bond
brickwork / Stretcher Bond Brickwork / Rough Cast
Render (all assumed)
Painted timber

Sliding sash windows / Metal casement windows /
Timber casement windows

(=]
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Internal

Ceilings: Lath and plaster and plaster (assumed)
Perimeter Walls: Dry lined and wet plastered finish (all assumed)
Internal Walls: Mixture of solid and studwork both old and ne
(all assumed) q
Floors: Ground Floor: Concrete (assumed) 0
First Floor: Joist and floorboards with embedde %
(assumed)
Services \Lr
We believe that the property has a mains wat sﬁ, mains drainage, electricity and oil
heating (all assumed). é
Heating: ere 1S a metal oil tank located to the rear left.
@ r boiler room off from the kitchen.
Electrics: i \J The electrics are located in the function room and the
{b" bar area
Drainage: OC) The manholes are located to the rear
We have u rrn ‘assumed’ as we have not opened up the structure.
ACTI UIRED: Your Legal Advisor needs to check and confirm the above and

anythlng they require further clarification on before legal commitment to
urc ethe property.

(=]

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 E
©

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 15t Associated.co.uk

15



EXECUTIVE SUMMARY /

Summaries are not ideal as they try to précis often quite complex ot
subjects into a few paragraphs. This is particularly so in a D[—-\D
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 |

It is inevitable with a report on a building of this nature that some of t es we
have focussed in on you may dismiss as irrelevant and some of the ar
decided are part of the ‘character’ of this property you may think a

We have taken in the region of xxx photographs during the co this survey and
many pages of notes, so if an issue has not been discussed t u‘are interested in

or concerned about, please phone and talk to us before OL@C se the property (or
indeed commit to purchasing the property), as we wi‘ more than likely have noted it

and be able to comment upon it; if we have not we w ppily go back.

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

[
Once you have read the report we w IQcommend that you revisit the property to
review your thoughts on the buildingni@’light of the comments we have made in this
survey. 6 o

The Good \,.6

Survey reports often q of only the faults and general ‘doom and gloom’, so we thought we
would start with som@itive comments on the property!

1) The prc@ has potential.

2) ' acant possession.

@*e sure you can think of other things to add to this list.

N

(=]
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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) Chimneys

All four chimneys are weathered and require repair
and repointing.

ACTION REQUIRED: Repair and repoint as
necessary, check flashings and also check
flaunchings (the top of the chimney).

tower scaffolding as majority of cases. It ma
well be worth buying your own tower scaffo
pounds.

We assume the work can be carried out from a;

ar left chimney

they are several hundred

ANTICIPATED COST: £3,000 -@)0 (three thousand pounds to five

thousand pounds); please obtain c@aﬂons.

Aerial view — 3

\Vad

Front IeftchiEn - Foniddle chimney

Front right chimney needs re-
pointing at the base
Aerial view — 360 photo

: t SCAFFOLDING TOWER FLAUNCHINGS TO A CHIMNEY

\V [Pt y Platform P
I e ] ‘

Ladder

‘“1'§t",1 Associated.co‘uk©

<+—DBracing b |

Flaunching:

A Iow, wide cement
mortar fillet surrounding
the flue terminal on toP
of the chimneg stack

to throw off rainwater

©

[Ist ) Associated.co.uk

Tower scaffold Flaunching to a chimney
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2.0) Roofs deteriorating

We can see that many of the slates have slipped
particularly to the rear of the property where
tingles have been used.

Tingles defined
Tingles are a way of repairing a slate roof
where the nails have deteriorated.

w

Should the property be re-roofed? htindles to
ight roof

360 photo

We generally say if there are more than a dozen or
two dozen tingles then re-roofing is required so in
this case it is getting very close to re-roofing being | ROOF TINGLE - Fixing Tingle to Batten

neEded. l Rusted ﬁ'xing /o a4 d g Roof
nails can fail / &= s ) 7= batten

When you carry out the roof cover / slate / &

repairs you must carry out repairs to th Tinghouses ¢ ’ Tingle

tohold slate 7

structure. There are various timbers that are spht or ol - —

are bending and need replacing particu to the S

valley gutter to the rear and to the ro@ e front
[ J

1tsit/) Associated.co.uk©

Roof tingles

right side. g
ACTION REQUIRED~ \We believe several
of the roofs will r repair and or re-
slating within-t@t five to ten years.

ANTICIE COST: Depending on

which re carried out £5,000 - £15,000

(fiv sand pounds to fifteen thousand £y

ourds) (per large roof). When the roof work
‘;;%been carried out we would also carry out
& y associated wall and window work etc.

utilising the scaffolding that will be needed
\ for the roof repairs; please obtain quotations.
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3.0) Roof structure

You have various different ages of cut timber roof.
The cut timber roof to above the bar areas is the
oldest roof in our option.

Within this roof we could see old timbers and some
peg fixings and also deterioration and woodworm. ‘
Rather than replacing the timber it may be better to
add additional timber in this way you keep any
historic timber and improve the structure. This is
the system that has been used over the years and
we can see it being used in this roof.

Old roof structure to the |
of the property
[ ]

Old timbers Woodworm in the roof
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ACTION REQUIRED: We would start by removing everything in the roof
and getting some good lighting in the roof so it can be seen properly.

Strengthen the roof by the addition of extra timbers. You can see in the roof

there are some split timbers which need extra support, we would star by
clearing the roof all the stored items and rubbish.

ANTICIPATED COST: In the region of £1,000 to £2, 000. usand
pounds to two thousand pounds); please obtain quotations.

4.0) Woodworm in the roof

You will also notice there is some woodworm in g
the roof structure which we believe is active |
although there is a fair proportion of
woodworm.

We think the woodworm activity will ﬁduced
if not stopped all together once the : made

water tight moving the dampne§ (w orm like

dampness) and also getting air ventilation in to the Woodworm in the roof
roof and heating to the buildi

We would strongly, ad@&égainst using chemicals or any other sprays to treat
woodworm as we fee& are far better ways of dealing with woodworm in the long
term.

ACT %EQU IRED: Make the roof watertight as previously described and
m oodworm activity.

A2
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5.0) Manmade roof and asbestos

The rear entrance roof is asbestos and is deteriorating. We believe you have already
agreed to remove this area. There also looks to be a manmade slate to the left side
roof (in a blue oval) which may contain a small amount of asbestos as it was fairly
common in older manmade slates (all directions given as you face the propertyK

:T}\‘

Left manmade slate roof "Asbestos roof to the rear entrance

ACTION REQUIRED: If you wislﬁa,'onfirm you are 100 percent free of
asbestos, you need to have an asb@seurvey carried out.

Our insurance company r quir@s to advise we are not asbestos surveyors and

advises us to recommen tos surveyors are instructed and that you have
your own asbestos sur rried out.

ANTICIPATJE[I‘”&T: A few hundred pounds for an asbestos check; please

obtain quotatioﬁg
O
S
\@&

(=]
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6.0)

No protective underlayer

\"’v‘&

It is common since the end of war years to add what
Is known as a protective underlayer in the roof
which is a secondary underlayer.

It should be noted that in some areas of the roof it
has an older style of construction with no
protective underlayer. This means that when the
rain gets through and remember you have a lot of ™ protective ungéflaye
tingles holding the slates so there is no secondary style co &ction

protection. :

Turnerising?

We would add that a lot of the slates looked to be a@second and what looks to
have been a turnarising in on the slate which is e on the inside in a darker colour
so the slates might not be in that good a cond *,a d mayhbe brittle when you try to
repair / replace them.

[
Turnerising Defined O

This is a process used usuaév@%l roofs have started to deteriorate or

leak and it involves the c¢ 'ﬁlg of a roof with a mesh and coating in
bitumen. It is almost imp e to economically save or re-use materials
which have been treat @:hls manner.

ACTION RE‘(SL{S/@'ED. You will ultimately need to re-roof all of these roofs,
adding a sec@g protective underlayer.

ANT ED COST: This work should be carried out in conjunction with
. Please see our earlier costs in the roof deterioration section.

(=]
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7.0) Elat roofs

You have a lot flat roofs to the property and some
of them are flat felt roofs. Whilst we do not believe
they should be in the priorities list as their general
conditions are average, however there are signs of
water and moss sitting on some of them. Flat roofs
should generally have a fall of 15-22 degrees.

We do not believe these should be in your priority
list as there are far more important things and their profie

general condition is average, however there are Aerial V%%O photo
signs of moss and water sitting on some of them

which will lead to accelerated deterioration. : O

ACTION REQUIRED: We would start by cl them of the moss. We feel
that most roofs will be able to be patchedaepgaired whilst you focus your efforts
on the pitched roofs.

ANTICIPATED COST: Fewh ed pounds for repairs, but sooner or later
they will need replacing and sts are likely to be in the thousands of
pounds, particularly if you using insulation and high performance
elastomeric felt. Please o@quotations.

&

8.0) Walls - Brickwork, (b,

The walls are nowﬁ? ed in brickwork, in a soft
red brick whic een painted in various areas.
It is in a mi of bonds but probably the main
bond is E@ Bond and Flemish Bond.

T %iczwork is deteriorating considerably in
%&4 reas, to the point where it has had repairs.
\w ortunately, these have been carried out
rongly in cement mortar which can cause more
damage than good. Also there looks to be cement

mortar to the front that has been painted over and
made to look like bricks.

A

Cement mora to look like bricks

(=]

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [m] .
©

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 1st | Associated. co.uk

23



ENGLISH BOND
BRICKWORK.

Stretehers

ISOMETRIC VIEW

©

(1st) Associated.co.uk

English bond

ACTION REQUIRED: Remove all the
cement mortar and replace with lime mortar
and repair the bricks as necessary.

ANTICIPATED COST: £2,500 - £5,000
(two thousand five hundred pounds to fi
thousand pounds) this work will be carrigd
out over a long period of time. Work ié{ »
carried out over the summer monthg. &You Whole bricks replaced with cement
need to find a good brickl at is mortar
experienced in using Iimg please obtain quotations.
[ J

Lime Every Tirqe_f@é age of this property

Unfortunately, e&pointing, whilst well meaning, is not appropriate for this type
of constructj cement mortar has been used rather than a lime based mortar.
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CEMENT POINTING AND DAMPNESS Original lime

Outside Inside
] 17 Ceonment re-pointing
Rain ——, 8| Moisture from us
T | T_,  washing, breathing, etc
Dryingout o | - Dampness Getting /
—b e drying out ko structire bt~
cannot gt out :

I@ Associated.co.uk

4
Cement pointing and dam‘ness U,
9.0) Cracking and tie bars

We can see tie bars to the left side gable and
to the front and rear right extension.

)
Tie Bars Defined OO
Tie bars add stability to ls, and often
cross-bracing them and h g them 1in
place. @

The bracket that look it is for a hanging
basket may also be r.

Crack and possible tie bar

To the left sid the property we can see cracking. Unfortunately, they are very
difficult to s@ he photos. It does mean that movement is going on to the right side
extension%l bars are added to stabilise walls and offer cross bracing to them.

LOADBEARING WALL & FLOOR BRACING
i

&

Outside | " outside
4 e
’ﬂ’ > : i I
Bearing |~ | Through bolt ties walls | | Blcarlng
P[abe | andfloor together P i
Q Pattrcss Platcs
ez # (decorative

L
/_\‘N \Z? 4}5 &/ beanngplates)

1st Associated.co.uk

" Tie bar to the function room Types of tie bars
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ACTION REQUIRED: We would
recommend that you open up sections of the
wall to see what the wall is constructed from
and also to check if the tie bars are giving
support to the structure.

The cracking needs monitoring. Before you
legally commit to purchasing the property
we would recommend the existing owners
take out an insurance claim, advising that
the cracking has been noted by a structural

res
surveyor (this should cost them nothing OQ

other than time to write the letter).

Vertical cracking

This usually means that the insurance compa il carry out a monitoring
exercise (the Building Research Establishfment recommend monitoring any
cracks for a minimum of one year) t ish if there is any progressive
movement. Your future liability will ited to the cost of the excess on the

insurance providing the insurance-e@mpany is happy for you to take over the
insurance claim. C)

Your solicitor needs to e this is a legally watertight process and ensure
your liability is Iimite@ ing the excess on the insurance only.

X\
.\(b
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10.0) Cracking to brickwork

We can see cracking to the brickwork which is to
the left side of the property. This we believe is for a
variety of reasons.

Cracking around window and door openings

We would like to draw your attention to the
cracking to the front windows and doors.

We suspect that there has been water discharging
down the left side of the building which has caused
deterioration.

ACTION REQUIRED: Stop dampness
from roof and guttering. Stop rainwatér

draining from the roof and guttering do
walls. Check and repair lintels (they e

timber). Check and repair walls which may
involve removing of the m@ render
externally and the moderp pla internally
and allowing the walls to@*

Structural movement @

Cracking to the window

We noted cracking w@e believe relates to structural movement that is all within

the older part of th@
newer part of tl@operty to the right side.
Coa

Cracking to the rear right
Aerial view — 360 photo

Marketing by:
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perty. We do feel this is causing deferential movement in the

on the front right, hidden

within the function room roof
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We can see movement to the rear of the property
which we believe is due to poor ground conditions,
possibly a flooding or swampy area to the rear and
possibly peat.

Having said that, the movement looks to have been
repaired for some time without any obvious signs of |
recent movement. We would however like to have
the movement monitored.

We feel probably the best way forward is before you legall t to purchasing

the property, we would recommend the existing owner: t%n insurance claim

advising that the cracking has been noted by a structural stfveyor (this should cost
them nothing other than time to write the letter).NEs usually means that the
insurance company will carry out a monitoraggf exercise (the Building Research
Establishment recommend monitoring any c[x; or a minimum of one year) to
establish if there is any progressive movem our future liability will be limited
to the cost of the excess on the insurancesproviding the insurance company is happy

for you to take over the insurance cIa@

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

X\
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11.0) Is there a timber frame structure hidden in the building?

There are signs internally that this was once a box timber frame structure although it
has been much altered over the years. It may have looked something like the sketches
below. It could have been originally a timber frame structure with infill panels
between the bays which were originally filled in wattle and daub and then changithO

brickwork infill panels.
D

LARGE BOX TIMBER FRAME BOX TIMBER FRAME FANELS
BUILDING 4
;- Roof Frame s Feg lelng;,
]’lc;{cl timber
r frame
~ Floor
g Woven —— — Stove holes
‘ Frafmé ]azl\:;z Stove hole
sprung into ~ Stove
% “{‘:’” P gr;oves rcnclcr OI"\
Frame Citohas —=— Elaster ! )
<4 S B Bay in Ti.mbc‘r - nish - = -5{?0\9 .
Cross 3 o b”q d}] 7) Frame ST(X,)\‘(_,
Frame " - B
1§t1 Associated.co.uk© 1§t‘l Associated.co.uk
Timber frame building 7 Box timber frame panels
O
Wattle and daub defined <:J
[ ]
This is a composite buildgi aterial used for making walls, in which a

woven lattice of woo sgrips called wattle is daubed with a sticky
material usually made ome combination of wet soil, clay, sand, animal
dung and straw. e

>

We can see on mternal walls that there is still
wattle and e simply do not know what the
brlckwor

& CTION REQUIRED: We recommend
% opening up sections of the wall both
internally and externally. You may well find
some nice timber frame that enhances the

look of the building.

Wattle and daub in the walls
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Modern timbers

As is often the way modern timbers have been
added over the years.

For example;

the modern timbers within the right side bar
which have been painted with a smoke stain type
colour which was popular in pubs years ago
(particularly when smoking was allowed).

Timber beams to*the right side of

More typically timbers are black with white plaster
between although this was a Victorian way and Q

originally they would have had a colour wash or Iime&;@

12.0)  High ground level

The ground level around the property is relati Igh leading to dampness getting
in particularly where the building is built froﬁ& soft red brick.

(4 \
HIGH GROUND LEVEL O E
—~~ i LEa——

Ry )

( +—1 | Ground
o o level

Highground level ‘«\\ ,,f’

causingdampness in Pro}:erty ({E; Associated.co.uk©

evel ground Ground level is high to front left
FRENCH DRAIN

A REQUIRED: Lower the ground | ..o
around the property and we would also ==l
commend you add a French drain.

French drain

\% ANTICIPATED COST: £2,000 - £4,000
(two thousand to four thousand pounds);
please obtain quotations.

Pea shingle

Drainage pipe to soak away

©

1st Associated.co.uk

French drain

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [m] .
©

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 15t | Associated. co.uk

30



13.0) What is happening on the rear left of the property?

To the rear left side of the property there is what we
would describe as an over grown swampy area. We
had our best view from the flat roof at the back of
the property.

When we were looking down to this area from the
flat roof it looked like the ground had been washed
away. You advised that you were going to level the
ground, you do need to make sure there is not a
natural collection of water in this area or even a

spring. If there is you need to get the water away{ BOREAY
from the building e
A % lﬁ bl
ACTION REQUIRED: We mmend I,
soak aways are added to the @ of the ) Assocated.co.uk ©
rainwater drainage, which | need to ak away

\,%
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discharge as far away fr, he building as

possible. @

ANTICIPATE T: It really depends

on how much d work you have already

allowed fqu t we expect for three

soakawa s drainage and guttering in

them, 0 be in the region of £5,000 to (B .

£1(@ (five thousand to ten thousand Swampy area
s). Please obtain quotes.

ou may also need to replace all the gutters and downpipes, although some
may be saveable, but in the long term you may need to replace them all. You
will need to decide and talk to the Conservation Officer as to whether they can
be plastic or have to be metal.
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14.0) Listed Building alterations without permission

We have been advised that the building is Grade Il Listed, please see the Appendices
for full Listing details. &

We would recommend you speak to the Listed Building Officer with regare, torthis
property to see if they have a photographic record of its conditionsas local
authorities do have. It will then be worth comparing this against th ? on and
way the building presently is, as we do feel a lot of alterations and ments have
been carried out.

You should be aware that any amendments that hawe zerried out without
approval become your liability and your risk. This{can b€ insured against by the
owners but you do need to establish this before you p se the property.

ACTION REQUIRED: We would al }%’eeommend a visit to the Listed
Building Control Officer before you | commit to purchase.

O°
15.0) Insuring a property that has vio@iqns of movement

You do need to be aware that i e difficult to insure this property with its obvious
signs of movement and th rewery may be self-insuring as the property owners
often do this, particu,larw re there is no mortgage or a negligible mortgage.

16.0 ini ON
.0) Dry lining O

The pro aas both old dry lining and also
relati odern dry lining (by relatively modern
Wi n the last 40 years).

\dﬁ% of the dry lining / false wall is to hide the

ampness coming through into the property which
Is considerable. Even with the repair work that we
have mentioned you may get an element of
dampness coming through. You have to consider
part of the character of this building.

(=]
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A way to resolve this would be to continue with the
dry lining although it only hides the problem rather | _ .
than resolves it. wi

ACTION REQUIRED: You need to decide
exactly what sort of finishes you want
internally, but we think you will probably end
up dry lining some of the property.

DRY LINING
<« Plasterboard — Inside
\ S fixed to battens—
< Insulation 1 3
‘ ] 4
¥ Yo
1 LS.
Section Plan N
1§i Associated.co.uk©

17.0) Trees ’&

Dr Ng’

There are trees around the building particularly to ‘ﬁ
the left side where there are larger and mature trees ‘
and smaller trees to the rear. We can also see tQat )
some large trees have been cut back on the Ie

as well.
[
We would advise that trees can be v Q)ortant

in removing water from the sqil u a certain
point as of course they can bec%a’problem.

Insurance companies tenc)%%ée substantial trees
to be three to six metgea@ ay from a property.
However, this depetﬂ; n the actual insurance

company. O

ACT EQUIRED: You need to
reg@ maintain the trees.

TICIPATED COST: A few hundred

%\J pounds; please obtain quotations.

Marketing by:
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Services

17.0) Dated electrics

The electrics are dated and were not working at the time of our survey.

1970’s to 1980’s Fuse Board

S |
™ Fuse board
ALEBAMALL with basic
=E e trip

©

1st)) Associated.co.uk

18.0) Heat

1970’s Fuse board

ACTION REQUIRED: It may be waxtf
having a new system installed. e

recommend an Institution of Engigeéring
and Technology (IET) test anﬁt to be
carried out by an NICEAC registered and
approved electrical contf@dr equivalent.
ANTICIPATED O@ £250 - £500 (two
hundred and {if unds to five hundred
pounds) for G)h and report and would

expect costshin the region of £2,000 - £5,000
(two thod pounds to five thousand pounds) for a new system; please obtain

qucg@s

Electrics in the bar area

@Vill need to start again with the heating. From what we understand you are in the
heat

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited ‘A‘ft,.* Associated.co.uk

ing trade.

ACTION REQUIRED: Install a new heating system.

ANTICIPATED COST: We would normally budget in the region of £4,000
to £7,000 (four thousand pounds to seven thousand pounds) for a new heating
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system depending upon whether you want one or two zones; please obtain
quotations.

19.0) Well or septic tank

We believe there is a well in the garden, we would put a sump pump into this tq see

if it is a well, a septic tank or something similar. Place the sump pump in d
pump out what is in there to see if we can see the size and construction o tic
tank. o
A
SEPTIC TANK
inspection ground Level
s
{":r tank I crROSS
] settloment soakaway seemen
: . | O —
g

Well in the garden

Voo sl
tank /'
Runown as absorption field
(1st) Associated.co.uk© PLAN VIEW

O ° Septic tank

ACTION REQUIRED: ,We Qbmmend you pump out the well with a sump
pump or get a company In it to see how it is constructed and put a new
septic tank in dependi n the capacity etc.

ANTICIPAT.ED%T: We would expect this to be in the region of £10,000
- £20,000 (ten thotisand pounds to twenty thousand pounds) and you are likely
to need new(drainage runs as well; please obtain quotations.

The Ugly %%O

Wen gi; put here things that we feel will be difficult to resolve and will need serious consideration.

A
ACharacteristics of this type of property

Y

We do believe this falls in to a high risk purchase specifically with relation to the
movement in the property and the general poor maintenance condition it is in. However,
we do believe it offers potential providing you are happy to work hard and understand
there are various characteristics on this property that will be hard to change.

(=]
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Other Items

Moving on to more general information.

Maintenance &

The property is in a dilapidated condition and unoccupied. It should be a ated
that defects which would normally be highlighted in a modern property;| tively
form part of an older property’s overall character and style. S cts are

considered acceptable and may not have been specifically referred td aSydefects within

relation to the flat roofs and a budget for such work e allowed to ensure it is
maintained in good condition. This will prevent undu unnecessary deterioration.
In this case we believe there has been a lack of @,enance to the property.

the context of this Report.
This type of property will require ongoing maintenﬁ; Qpair particularly in
ust

Getting to know more about older proper@!SPAB course

(]
We would recommend that you go og@ciety for Protection of Ancient Buildings
(SPAB) weekend course on logking r and maintaining older properties. Even if
you do not intend to carry out t k yourself it does give you a far better idea of
what work should be carried gat™The website for this is www.SPAB.org.

Services o \"
Services \(b

Whilst we have ca@ out a visual inspection only of the services within the property
we would alw ecommend you have your own specific testing for each of the
services. W need to advise you of the following:

Electri
@K{ectrics are in the main bar and in the function room.
\ ACTION REQUIRED: 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.

(=]
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Heating

As far as we can see the heating looks to have been removed, however there are
radiators throughout the property.

ACTION REQUIRED: We would recommend that a new syst e
installed.

Drainage ) (\%

In older properties, such as this, drainage was OLDSTVCERUSHTITDRAN
often push fitted together rather than bonded - e
together which means that they may leak over the pechete
yearS \:\ X m Joints
\ \@\ can leak Ny
ACTION REQUIRED: Whilst we ran \ij_jfff;
tap for 15 minutes without any build % S =~
blockages thg only way to t_)e 1_00% C Push fit drain
of the condition of the drains is ave a
closed circuit TV camera repob
Water Supply b,-
There is danger in olde erties of having a lead water supply; we would
recommend that you,sp the water company to ask them if they have carried out

such replacement. \

ACTI %EQUIRED: We would reiterate that we
reco d with regard to all services that you have an
in dent check by a specialist contractor.

D;{/&randvman Type Work

\E%re are numerous other items that we would class as DI'Y or handyman type work

nd there are various items that we think you need to have a specialist tradesman in
for, such as work to the listed building of repointing the lime mortar and also repairs
to the windows. We have detailed these and other issues within the main body of the
report.

(=]
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Purchase Price

We have not been asked to comment upon the purchase price in this instance, we have
however referred you to sources of general information on the housing 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, only you can assess w ﬁt that risk is
acceptable to you and your circumstances. You should now rea% ain body of the

Every Business Transaction has a Risk °

Report paying particular attention to any “ACTION REQUI ”Points.

Estimates of Building Costs C

Where we have offered an estimate of bqu please remember we are not

experts in this area. We always recommen obtain quotations for the large jobs
before purchasing the property (preferabiythree quotes). The cost of building work
has many variables such as the cost ofl r and estimates can of course vary from
area to area when giving a general cation of costs.  For unskilled labour we
currently use between £75 and £ seventy five pounds and one hundred and twenty
five pounds) per day (the hi osts in the city areas) and for tradesmen we use
between £100 and £200 ( ndred pounds and two hundred pounds) per day for
an accredited, qualified; ed tradesman. Other variations include the quality of
materials used and e work is carried out, for example off ladders or from
scaffold.

If you obta% ders estimates that vary widely, we would advise the work is
probably fCult or open to various interpretations and we would recommend a
specifieation is prepared. It would usually be best to have work supervised if it is
complex, both of which we can do if so required.

A2
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SUMMARY UPON REFLECTION {::b
D

2]
The Summary Upon Reflection is a second summary so to

speak, which is carried out when we are writing the second or third draft a few days
after the initial survey when we have had time to reflect upon our thoughts o, the
property. We would add the following in this instance: QOK

The very important part of this which we believe you understand from eur ssions
Is to liaise with the Conservation Officers and Planning Officers and rstand
exactly what they want. Although we were once advised that the planging rules and
conservation rules are written in black and white and interpreted™m grey, it is very
much how things are interpreted and in turn it often relates to od approach them,

the quality of trades people that you use on the job a @ k progresses. You
advised that you have met the Conservation Officer ﬁlj ing Officer already, we
would recommend before you start work that you m em again and outline what
you propose to do and what time scale it will dmg in.

We would refer you to our comments in the ‘@utive Summary, ‘Good’, ‘Bad’ and
‘“Ugly’ Section and ask that you re-read e

As a general comment for any work gquired we would always recommend that you
obtain at least three quotatio dgr any work from a qualified, time served
tradesperson or a competent red building contractor prior to legal completion.

We would ask that yow@fhe Report in full and contact us on any issues that you

require further clari Ow on.
%O&
S
x@&
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AERIAL VIEW - 360 PHOTOS

Where permission has been obtained from the
owners we have carried out aerial photographs
using an aerial drone, stationary drone or a mono-
pod pole where the environment (for example no
cars parked near to the property) and weather
(warm windless day) are suitable.

Aerial view -360 photo

Moss on roof
Aerial view -360 photo

Marketing by:

Front view 0

Rear view
Aerial view -360 photo

vChimney in below average
condition
Aerial view -360 photo

Asbestos roof to the rear
Aerial view -360 photo
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EXAMPLE THERMAL IMAGE PHOTOGRAPHS
— Not Your Property

Thermal imaging photography can establish warm and cold areas, it also helps us identify
materials within the property. In this case we have not carried out any thermal imaging as
the property was not pre-heated and therefore we would not have obtained any benégicial
results. Below are example thermal image photographs (not your property). Q

2| 34,

Blue around windows is cold from
outside and red is heat in room
(Not your property)

Front of property (Not your p

\ Single panel radiator Double panel radiator

(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 main
body of the Report.

TENURE - FREEHOLD (OR AS GOOD AS)

We have assumed that the property is to be sold Freehold or Long Ieas@uth no
unusual or onerous clauses and that vacant possession will available on
completion. Your Legal Advisor should confirm that this is the m%

ESTATE AGENTS - FRIEND OR FOE? : Q

It is important to remember that the estate agents a ing for the seller (usually
known as the vendor) and not the purchaser an therefore eager to sell the property
(no sale — no fee!). We are employed as Inde t Chartered Surveyors and offer
an independent point of view. '@’

SOLICITOR/LEGAL ADVIS O

To carry out your legal work yo ‘use a solicitor or a legal advisor. We have used
both terms within the repart.

TERMS OF ENGA@‘IENT/LIMITATIONS

This report is b&érried out under our terms of engagement for Building Surveys,
as agreed to ned by yourselves. If you have not seen or are not happy with the
terms of e %ment, please phone immediately 0800 298 5424 or email the secretary
from hl%ms survey came from

Oou IS ONE HUNDRED PERCENT SATISFACTION

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

(=]
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THE DETAILED PART OF THE REPORT
FOLLOWS, WORKING FROM THE TOP OF
THE PROPERTY DOWNWARDS X

o P o

From our investigations the property is Grade Il Listed
and/or 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, type and style of property.”
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EXTERNAL

CHIMNEY STACKS >
DORMER WINDOWS A
Chimney Stacks

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

There are four chimneys to this property they are located front left, rear left,
front middle and front right (all directions given as 'y e property).

Chimney One - Front Left %‘

This chimney is brick finished with a Mt
flashing and two chimney pots. Fro hat we
could see from ground level it loo below
average condition considering&a , type and

style with a slight lean on it.

we are not keen on®asiteuts into the brickwork Front left chimney

rather like a cheeseawire-cutting into cheese. FLAUNCHINGS TO A CHIMNEY

We noted an aerial attacE the chimney which

F]aunching:

Unfortunateliéi® were unable to see the Gl Alow, wide coment

flaunchin rly, we therefore cannot comment B mortar fllet surrounding

upon he . the flue terminal on top
| of the chimncy stack
; ' to throw off rainwater
©

& 1%[ Associated.co.uk
\b Flaunching
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Chimney Two — Rear Left

This chimney is brick finished with a cement flashing and one chimney pot.

From

what we could see from ground level it looked in below average condition considering

its age, type and style.

Rear left chimney

Chimney Three — Front Middle

This is a large slender chimney which is
finished with a cement flashing and one chi

pot. From what we could see from ground leyel we
could see areas where there was no mo tévd again
from ground level it looked in @N

average
condition considering its age, ty style.

Chimney Four — Fron‘ t
[ ]

This chimney is b@mshed with a lead flashing
and one chimne From what we could see from

ground level ked in below average condition
considerir%@ge type and style.

EM'ION REQUIRED: All chimneys need
p

ointing and repair work and flaunchings
checking. We were generally surprised how
long chimneys do last considering their
exposed conditions, however in this particular
case the sooner the work is carried out the
better. You may need scaffolding.

A2

U

.

Front middle chimney

Front right chimney

Please see our comments in the Executive Summary.
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Flashings Defined

Flashings prevent dampness from entering the property, usually at junctions where
materials change. Such a junction is the one between the chimney and the roof.

Flaunchings Defined

A low, wide cement mortar fillet surrounding the flue terminal on top o&he

chimneystack to throw off rainwater. Q

Spalling Defined o

Spalling occurs to brick or stone when water penetrates the sﬁesgté and via
freezing and thawing starts to cause deterioration to the surfage.9This in turn
allows further water penetration and the surface breaks urther. This
ultimately can lead to water damage or structural damage e area.

Cement Flashings Defined E O

This is where cement has been used to cover up or the junctions between two
areas, for example between a roof and a wallpatofhelp prevent dampness. Cement is
a brittle material and prone to cracking thg\!;1 turn allows dampness into the

structure. We would always recommend the us ead flashings.

O°
Finally, we have made our best ssurgﬁons on the overall condition of the chimney
stacks and dormer windows fro “parts we could see we could not see above roof
level. The inspection was rom ground level within the boundaries of the

property (unless otherwisgstated) using a x16 zoom lens on a digital camera and
aerial photographs. A c@; Inspection may reveal latent defects.

Please also see@%ey Breasts, Flues and Fireplaces Section of this Report.
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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 extremes of climate 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 underla %ay
or may not be present, please read on:

We will consider the roofs in ten areas:

1. Left main roof 6. Far left flat roof

2. Right main roof 7. Rear left flat roof

3. Front entrance roofs | 8. Rear middle flat roof
4. Front dormer roof 9. Rear flat canopy roof
roof

5. Rear entrance roof | 10. Right flat roof |
%’ Main roof left (red oval)
0 and right (green oval)

Aerial view — 360 photo

Main roof to left O ‘

The main roof is pitched and ¢ pag{y in a manmade slate and partly in a natural
slate and, from ground level, oks in below average condition considering the

roof’s age type and style. &

The natural slate shéws rea that has slipped slates to the rear left side, tingles are
holding the roof in@ and some of the gutters are coming away.

2 0 B
3

.
Main roof to the front left Moss on roof and grass growing
in gutter to main roof front left

(=]
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Slipped natural slates to main roof
rear left

There are over 50 tingles on the roof and we consider the roo@d e-roofing.

ROOF TINGLE - Fixing Tingle to Batten

Rusted ﬁxmg £ ::\5/‘” S \(:\/‘ s Roof
nails can fail / v/

Txr\ges used

to hold slate / X

inplace . Ve 1/ : - Slates ¢
P - ¥ S
‘1st\ Associated.co.uk© ‘ ’

Lead tingl -
ead tingles 6. Around 50 lead tingles on main

roof

Lead Tingles or Lead S&@efined

These are strips Gé usually about 25mm wide which are used to secure

©

slates where thec slipped.
SCAFTOLDING
AC] EQUIRED: We recommend re- =l
ro “At the very least we would clear the .- -3&\‘
w )
& Dust = | \:
rotection Pl 10 7 R T Bl o
j TN
\ Scaffolding —— -

ﬁsti Associated.co.uk

Scaffolding to the entire building
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ANTICIPATED COST: If you can re-use
the existing slates then we would expect -
costs to be in the region of £5,000 to £10,000 =
(five thousand pounds to ten thousand Ry
pounds). If not, and we think it is likely that 1224
these are already second-hand slates, then
the bill would increase by about £5,000 to
£10,000 (five thousand pounds to ten
thousand pounds). Please obtain quotes.

SCAFFOLDING TOWER

Platform

Ladder

- Bracing

@

\/1‘st, Associated.co.uk

r sgaffold

scaffolding; often over the roof as well.

T
Roofing contractors now typically require the enf re@gg to be covered by

Main roof to right

The main roof right side is pitched and cladWiti"a manmade slate and, from ground
level, this looks in a much better conditieq than the left main roof although we can
still see some tingles to it. We beli to be a relatively recent re-roofing (in
surveying terms in this instancekhe I 0 years).

Main roof rear right
Aerial view — 360 photo

% ACTION REQUIRED: Ad hoc repairs to slates to make watertight for the
\ oncoming winter.

(=]
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Protective Underlayer (Often known as the sarking felt or underfelt)

From the 1940s onwards felts were used
underneath tiles/slates to stop wind damage
and water penetration, these in more recent
years have been replaced with plastic
equivalents. These are commonly known as
underfelts but now the name is not really
appropriate, as felt is not the only material
used.

Main left and right hand roof

The left and right main roofs are
accessed from four different points.

Location of
protective
underlayer

PROTECTIVE UNDERLAYER
Often known as an underfelt or sarking felt

Common Rafter
forming the piteh of the roof

Roof batten

7N\ .
(\Jst\,l Associated.co.uk

Protecth@yer

They range from having no protective underlayer o@eft side, to having 1960’s

style Hessian base underlayer (bitumen) to par

used from about the year 2002.

fshe front of the property, to having

what looks like a breathable underlayer to th% e, which generally started to be

No protective underlayer to the
left side of the roof

5

1960’s Hessian base underlaye to
left side of roof

2002 breathable underlayer to the
front right side

Ily found it to be in average condition with damage to some areas which is

ayer at all. Often in older roofs they had no protective underlayer.

We g% 3
kx@& of what we find. Of course there are areas where there is no protective
\ erl
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Low Level Front Roofs — Single Storey Roofs

Front entrance roofs

There are two small front entrance roofs to the
property. Both of them are pitched with a manmade
slate with a lot of moss of them. From ground level
they look in below average condition considering
the roofs age type and style.

Left entrance roof ° Right entrance roof L
Aerial view — 360 photo OO Aerial view — 360 photo

ACTION REQUIRED: Ity in both cases we would replace the manmade
slates (remembering tI@ y contain some asbestos) with a natural slate. We
would also add gutters‘as well.

Rear entrance roof:\(b

The rear entraricehas an asbestos covered roof.
From groundstevel, this looks in below average
condition@ idering the roofs age type and style.

W\Z leve you have had discussions with the
%u rvation Officer and have agreed to remove
\té ts entrance. We personally like these entrance

reas as it means you do not walk directly into the | Rear entrance roof
Aerial view- 360 photo

house and it also helps retain heat, as well as
security.
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Front dormer window roof

Dormer windows are often used where rooms are formed
within the roof space and have the advantage of allowing
light into the area and also giving the head space to allow
them to be stood next to.

The dormer window roof has a lead roof and sides.
The guttering is no longer functioning. To the front
there are timber windows which currently rainwater

Is discharging down which is fairly easy to resolve.

Generally, we could comment they are in below
average condition for its age, type and style.

ACTION REQUIRED: Repair the roof,
reposition the guttering and downpipes agg 5

repair and redecorate the window and Si
areas.

Dormer window
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Flat Roofs

Whilst these roofs are called "flat", present building regulations and good building practice
presently requires a minimum fall of 12 degrees.

Flat roofs are formed in a variety of materials. Difficulties can arise when the water is not
discharged from the roof but sits upon it, as this can soon lead to deterioration which flat romre

renowned for. w
Far left flat roof - No. 1 40

The far left flat roof is over the ladies’ toilets. It is
covered with felt and from ground level, this looks
in below average condition considering the roofs |

age type and style.

(4
Rear left flat roof — No. 2 O

The rear left flat roof is covered Withsfelt and has a

lot of moss sitting on it. Fr und level, this [S& PV
looks in below average o% jon considering the
roofs age type and s’gyle‘eb

O\
Q
Rear. mio@?lat roof — No. 3

The regr left flat roof is covered with felt and again

of moss sitting on it indicating water is not

Nj ining away where the pitch meets the flat roof.

Again from ground level, this looks in below

average condition considering the roofs age type
and style.

Rear middle flat roof
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Rear flat canopy roof — No. 4

The rear flat canopy roof is the only roof we have
not been on top of. We assume from our
discussions that this roof is being demolished. If
this is not the case, please contact us and we will
advise further.

Right

flat roof — No. 5

The right flat roof is covered with felt with water
sitting on it. From ground level, this looks in
average condition considering the roofs age type
and style.

&

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

R\ihght flat roof
Aerial view- 360 photo

[ J
éw'erally, all roofs are flat roofs, meaning they have

ACTION REQUIRE
next to no fall on theptsthey should have between 15-22 degrees.

learing all the moss. We feel that most roofs will be able

We would star@
to be patch@

aired whilst you focus your efforts on the pitched roofs and
other imnt matters on this property.

Th %oofs are generally finished in a mineral flat roof which is a relatively
n roofing material, better roofing materials are now available (such as a

igh performance elastomeric felt) but also a modern flat roof would be
required to be insulated which is known as a warm roof. These roofs can be
upgraded over the years to come. Upgrading with insulation will save you the

heat.
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Further information on flat roofs

Ventilation

We could not see any flat roofs having any ventilation. Building Regulations require
flat roofs to be ventilated. Building Regulations are not retrospective but the r son
for the requirement is to make sure that any moisture that enters the roof co S

is dispelled by way of ventilation. We would suggest that if the oppor ses
ventilation should be provided. @

vapour barrier and combined with inadequate ventll HI be an increase in
the risk of wet or dry rot.

Insulation :
We do not believe any of the roofs are insulated or have a a ler, without the

All “COLD DECK® FLAT ROOF the WARM DECK FLAT ROOF roofs
were A Roof finish —
Roof finish . = = Q Deck = \ Y N '*a:‘ = “,»"‘
Deck i \
PY Insulation e v \ y
Ventilation space O ) ) A ) A A
Deck Tee—aa—————x—
Insulation [ ﬁ\ { \ {
Jeist J Joist—————— | \ ‘r
ois \ \
Lm[mg ~77h7777751-4‘7‘

Vapour barrier o o —

i ~ - , ©
Cellmg st Assoc1ated.co.uk© 1st) Associated.co.uk

Cold ro%) Warm roof
(b, inspected from ground level, from the roofs
themselves and Wlt id of a x16 zoom lens on a digital camera and aerial
photographs. Flat @9\‘ have been inspected from ground floor level and/or upper
floor windows.

S

Final were only able to see approximately ninety percent of the main roof
rom ground level, or via any other vantage point that we managed to gain.
ve made our best conclusions based upon what we could see; however, a closer

\%)ectlon may reveal other defects.

For further comments with regard to ventilation please see the Roof Structure and
Loft Section.
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ROOF STRUCTURE AND LOFT 7/ =

(L]

(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 that of the roof covering discussed in the previous % d

any superimposed loads such as snow, wind, foot traffic etc.

Main Roof

Roof Access

The roofs are accessed via four loft hatches
located one in the shower room, one in the front
middle bedroom, one to the rear right bedroom.
There is a fourth loft hatch at ground floor lewe
accessed from within the function room 0

One of them we were unable to get thr@ @s it

was so narrow! <
O Loft hatch in the shower room

There is no electric light or se *floorboards.
We recommend that these b , as it will make the loft space safer and easier to
use.

. & - - - - - - -
The whole of the loft been viewed by torchlight, which has limited our viewing
slightly. It should @1 ted in some areas insulation was over the joists so you need
to take care wh@ the roof.

N

Loft hatch in the function room Loft hatch in the front middle
bedroom
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Roof Structure

There are effectively three different
main ages of roof structure. This is
the old cut and peg timber roof to the
main building, which is the Listed
building area, older style cut roofs
with ridge boards to the right hand
side roof and a more modern cut
timber roof over the function room.

All roofs have been hand cut and
purpose made, although they vary
considerably in their age. The older
roofs would have normally have
been built on the ground and then
lifted into place, whilst the more
modern roofs tended to be built in-
situ.

o
The newer roof is still a hundred od (Qold,

you can see the difference in hqw th
by the ridge detail. %’

Ridge defined

the roof.

The ridge detail 1@ top most part of

Pegged roof structure in the
older original roof

TIMBER ROOF STRUCTURE
Origjna"g
Traditional ’& N§ AR ridgc fixed

A /;«\ N

timber frame ’

< with peg
- part of .

whole ;

/
structure 3
Common rafters suPPort

the roof between bays

) . C
,l]st) Assoc1ated.co.ukc

&
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Ridge board in the newer roof

Mixture of both where roofs have
been amended and altered over

the years
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Roof Timbers

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

2) Structurally significant defects to the timbers

3) Structurally significant dry rot

General view of ing

4) Structurally significant wet rot
Our examination was limited by the general configura of the roofs, the
insulation and a few stored items. Generally, we fo d@ er roofs in below
average condition, the modern old roof in okay coneition, d the newer cut timber
roof in average condition.

We would particularly draw your attention toXo der roof and older modern roof,

both of which have woodworm to a great lesser extent. There is also some
evidence of wet rot in these roofs. This,we believe relates to the slipped slates
externally and the detailing around t ney, which should be mostly resolved if

you carry out the work mentiongd to the’chimneys and roofs and associated guttering
and downpipes work. 6’0

We would be able to com@rther on these roofs if you cleared them of all stored
items, insulation etc whi the only way to be 100% certain of their condition.

ACTION IﬁQ}IRED: Please see our specific comments in the Executive
Summar

Water T@%

eWs were not noted. We would always recommend that water tanks be drained
nd cleared of any debris etc. (we have seen dead birds and other unmentionable
%gs in these tanks). As you are often cleaning your teeth with this water it is best
\tfhat it is as clean as possible!
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Ventilation

There was natural ventilation where there was no protective underlayer, also where
there was a breathable protective underlayer above the function room area.

Insulation
Please see the Thermal Efficiency Section of this Report.

XV
&
Electrical Cables &x

There is a mixture of problems with regard to looking at the wi from a mass of
insulation in the newer roofs, to there being insufficient qua f electric cables to

comment upon in the older roofs. O
Please see our further comments in the Services SectCa{ this Report.
Finally, we would ask you to note that this is x%él inspection of the roof, i.e. we

have not examined every single piece of tim e have offered a general overview
of the condition and structural integrity @area.
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GUTTERS AND DOWNPIPES I

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

Defective gutters and downpipes are a common cause of dampness that can, in turnw&e
e

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

Gutters and Downpipes 1&

Generally, they are cast iron and are in poor Z/ NLTT A

condition. L '

We normally recommend keeping cast iron
gutters and downpipes as much as possible, bd\!
in this case it does look like renewal will be the, |
best way forward, subject of course to agreem

with the Conservation Officer. O o
agétertight

8nths. We
downpipes as we feel these last much longer than
hat you use plastic and then at a later date exchange

/‘”‘:

/

Gutter and downpipe

It is important you get the buildi
as possible before wetter/wint
recommend using metal gutt
plastic, but it may be for
them for metal. o

In addition, thi GJJ}ing has been left over the years with a general lack of
maintenance w@ all leads to the need to replace the guttering and downpipes and
ensure the V\%‘ Is taken away from the building using soak-aways.

«aL."r” 1} —- ——

i d

-
Grass growing in the gutter Guitter falling off

(=]
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There are basics going wrong with this property
to the gutters and downpipes such as them not
being joined.

ACTION REQUIRED: We recommend
you repair the gutters and downpipes as
soon as possible to stop water discharging | %
down the building and damaging it. You [EFSE
will need to chat to the Conservation

(&%, .
Far left side gter . NOTREC
Officer. 16
Start by clearing all gutters which will allow you to cheQn fr condition.

We would recommend soak-aways are added afd as far away from the building
as you can possibly have them.

ANTICIPATED COST: Please see o%ents in the Executive Summary.

Soil and Vent Pipe O °

The property has a mixture of ,cast\oh and plastic soil and vent pipes. They are

generally well hidden. 6.

To some extent there is a a@ﬁn element of discovering what is going on with soil
and vent pipes in this ag& roperty. Again we much prefer to keep them cast iron
as they ultimately Ias& longer than plastic.

Cast iron soil and vent pipe to rear
from the bathroom on top floor left
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Soil and vent pipe Modern air vent valve
Aerial view — 360 photo gent’s toilets on rightian
often known by its trad

S

Finally, gutters and downpipes and soil and vent pipes have been inspected from
ground level. As it was not raining at the time of theSiaspection it is not possible to

confirm 100 per cent that the rainwater installation(is free from blockage, leakage etc.
or that it is capable of coping with long period vy rainfall. Our comments have
therefore been based on our best assumptioné’

ame of
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WALLS O:m

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. &

property has English bond and Flemish bond, with the newer parts of operty
having what is known as Stretcher bond brickwork and there is also rough
cast render to the right hand side.

Brickwork QQ%

A
{

The walls are constructed in a variety of different brick bonds. The older wg the

English and Flemish Bond

ENGLISH BOND
BRICKWORK

English and Flemish bond brickwork relates t&ﬁ' :
way the bricks are bonded together. 0 '

strctchét{.

The walls are solid and have a pattern |& from

the outside of the property that show d of the _ s

brick (header), then the side of :e briek (stretcher), (15t) Associated.co.uk
t

©

then the end of the brick, then jde of the brick, English bond brickwork
and this pattern repeats co after course, i.e.
header-stretcher, header-sthgiCher as you can see in | 727=" *or®
the adjoining sketches.

A Flemish bond with/an English bond means you
have rows of stfetchers and then every four courses e
you have r headers. (SoMETRIC ViEw

(1st) Associated.co.uk

Engli ick bond is typical of what was used Flemish bond brickwork
dukingythe Tudor era which was generally from : -~ \(:' =
to 1603 and is relatively rare so it is an ; .
\i[ ortant part of this buildings heritage. There are
ater examples of this brickwork which does need

to be treated with care.

English bond brickrk to the rear

(=]
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Wrongly repaired many times!

Unfortunately, the older brickwork has been wrongly repaired many times using
cement to the joint and to cover whole bricks, which is such a shame. There are also
areas where ivy has grown and causing deterioration.

Cement repointing, bricks replaced
with cement mortar, lime wash
and ivy

Lime Wash

There are signs of areas of the property re it has been lime wash, we believe you
are in discussions with the Conservati icer with regard to this being a finish to
the building. We personally fegl thattlte lime wash is a great way to finish an old
building as long as it is appropr%,*

Timber lintels and bond@nbers

[ J
Before the 19th Cew@[’he practice of building timbers into external walls was
almost universal. These were known as bonding timbers. They are of course prone
to rot as sol allow dampness through. Unfortunately, without opening up the
structure, we_ake tnable to confirm if this is the case.

Con
%M Ily English bond and Flemish bond brickwork is liable to penetrating
pness internally, dependent upon the condition of the brickwork and the exposure

\ro the weather. It is essential that external faces be kept in good condition.

In this case the brickwork is in poor to very poor condition with weathering to the
brickwork. A lot of work is needed by a skilled bricklayer who is used to dealing with
older historic properties and working in lime.
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Does the older part of the property have a structural frame in it?

Older properties tended to be built with a timber
structural frame. Most buildings up to the 18"
Century were built with a timber frame.

The question here is how much of this building was
in a timber structure? From the Listing it would
indicate it is probably just the left hand side of the
property, but in our experience you may find more of
the timber frame structure as work proceeds and if

LARGE BOX TIMBER FRAME

BULDING
Roof Frame

Floor
» F'rame

< Wall
Frame

and when you open the property up.

ACTION REQUIRED: We recommend you
open up several sample areas to see exactly
what the construction is. We would
specifically draw your attention to the frent/of
the property to the left side (under Ro

our roof plan), where the brickwork

have been re-created using a cem rtar or
similar with the joints drawn |@

ﬁ \e l{
e*""“\-ﬂ@i@

Bricks re-created to left and right

We believe this section nedds to be opened up N We believe a cement mortar

very carefully with a buj istoric buildings

expert who can the% 1Se you on the best way to repair historic brickwork.

>
Cracking in the@}

ACT@EQUIRED: Please see our comments in the Executive Summary.

S
\%&Y”
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Gable end left hand side

The gable end is a fine example of how not to
maintain and look after a building. This looks to
have had a combination of ivy growing off it with
some still remaining and it has had cement
repairs which unfortunately will cause more
damage than good, however having said there is
also considerable weathering on this gable end.

In areas like you need to ensure that you have the
right lime mortar mix to repair them once all

cement is removed.

Gable end Iefi

ACTION REQUIRED: Please see our comn*@Qe Executive Summary.

Render

The external walls to the front of the property are
finished in a roughcast painted rendeb

We would refer you to our
Executive Summary with re
on the cracking in the ren&%

[ J
We have carried o Gtest (literally hitting the

Ni

fnents in the | S B
0 our comments |F g

render with the bagk 9f a hammer). We found it to Roughcast render

be in average c@ndition for its ag

\,

e, type and style.

Vertical hair line cracking

Horizontal hair line cracking

Marketing by:

www.1stAssociated.co.uk

All rights reserved. Reproduction in any form without express writte

0800 298 5424 [m] .
- ©

n consent of 1stAssociated.co.uk is prohibited 15t Associated.co.uk

66



Opening up the render

We have not opened up the render so cannot be
certain what is underneath it. There may also be
an older brickwork / structural timbers.

ACTION REQUIRED: We would again
recommend a section of the render is
opened up, particularly bearing in mind the
cracks that are in the building and we
suggest the opening up is around these.

Horizontal cracklng h 0”
area to the base w dfip is

she construction

appy to comment

In this area you can then effectively not only get to kno
Is but also examine the cracks. We would be or
further on these. ‘ ,

with modern building techniques and w d take very careful consideration
before you do anything like under g, or what is known as re-bars
(reinforcement bars) being inserted<g the structure. You can usually find there
are better/appropriate ways to @ Ider properties.

You do need to be aware that we do Wmend repairing older buildings

Painted render/painted walls 60

Do not underestimate th unt of time/cost it will take to repaint the property
particularly as there9 I@Plevel work which is likely to need scaffolding which can

be expensive. O
Lime wash %

We b%ﬁydiscussed the lime washing of the property. We do feel this will be a good
id&t‘) you do need to be aware it will change the look of the property. We think
\@9 wash generally makes a property look much better but it is a personal taste.

You do of course need agreement with the Conservation Officer.
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Modern brickwork

To the flat roofs area was generally a newer construction. Having said that we can
see some Flemish bond brickwork as well as painted modern Stretcher bond
brickwork.

Flemish bond brickwork to rear left
Stretcher bond brickwork

The new brickwork to the property i bﬁiin
Stretcher Bond brickwork, for exam =® the flat
roofed areas. &)

@
The term "Stretcher Bond" @’ that from the

stretcher brick

outside of the property, see a row of the T
sides of the bricks (kno 'stretchers") followed 2|

by a course above of Y&me stretch of bricks set 1

off so the joint isq lly above the "stretcher". e D isciiniinil®
This pattern w eat throughout. Stretcher Bond brickwork

Wall Tiet‘%

Wall%ﬁ(avity construction should incorporate ties to hold together the inner and
lgaves of masonry. We would typically see horizontal cracking where there are

lems. In this case we have not noted any cracking however wall tie failure is a
rogressive problem. We would add as there is no access to the cavity it has not been
inspected and we cannot comment on the presence or condition of wall ties. As such
we cannot be hundred per cent certain with regard to this problem unless we open up
the structure.
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Painted brickwork

It looks like the brickwork has been painted and
looks like the brickwork has also been formed in
cement particularly to the front of the property.
Ideally these areas need repairing with the cement
that they are made of being removed from the
building. It is particularly difficult as you will
need to either saw or have made older style
bricks. We do feel that working with the
Conservation Officer in time, this could greatly
be improved.

to the right of the property o Aerial view — 360 photo
Aerial view — 360 photo @

X0
Brickwork problerﬁ&(b

Painted Stretcher bond brickworE O Painted brickwork

The brickwork rear right side of the property has
problems. It t an unusual mixture of bonds but

I
Brickwork with problems
to the rear right

y out brickwork repairs.

qu traight either.
%v uld leave this area to better understand how to
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Tie bars

Also to the rear right side is a tie bar. There may be others in the walls that are well
hidden, these were used for giving additional support to buildings. It is important that
they are not just removed. This looks like a modern tie bar which may of replaced an

older one that failed. &
LOADBEARING WALL & FLOOR BRACING
Outside| 'Outside
R = e
Bearing | Through bolt ties walls Bearing
Plat"' and floor togcthcr { Platc

fil D = Pattress plates
S (decorative
bearing P]atcs)

> {0 ;
—7 1st ) Associated.co.uk

Tie bars Tie bar to the right side

F

[
Cavity walls were first used in Victﬂ@imes. It originates from solid walls not
always being waterproof against driwg rain and not providing a good degree of
thermal insulation. The desig dvity walls makes them relatively unstable and
they depend upon the wall ti is case the brickwork has been painted which we
are not keen on and there signs of wall tie failure.

'O
Finally, the exterr@valls have been inspected visually from ground level and/or
randomly via dder. Where the window and door lintels are concealed by
brickwork / paited brickwork / painted render / plasterwork we cannot comment on
their con on or condition. In buildings of this age timber lintels, concrete lintels,

lintels or metal lintels are common, which can be susceptible to
tion that is unseen, particularly if in contact with dampness.

New Brickwork - Cavity Walls

d

\?ﬂ? comments have been based upon how the brickwork / painted brickwork / painted

ender / plasterwork has been finished. We have made various assumptions based
upon what we could see and how we think the brickwork / painted brickwork / painted
render / plasterwork would be if it were opened up for this age, style and type of
construction. We are however aware that all is not always at it seems in the building
industry and often short cuts are taken. Without opening up the structure we have no
way of establishing this.

(=]

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [m]
©

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 15t Associated.co.uk

70



FOUNDATIONS

The foundations function is, if suitably designed and constructed, to transfer the weight of the
property through the soil. As a general comment, many properties prior to the 19th Century have
little or no foundations, as we think of them today, and typically a two-storey property &
one-metre-deep foundations. %

Foundations %

Given the age of the property you may find different depths ofﬁ%&aﬂons To the
older building there is likely to be next to nothing, to the more ghioder@ areas we would
expect to find a shallow stepped brick foundation, pos |b®o ete foundations to
the newer extensions.

STEPPED BRICK FOUNDATION CONCRETE GROUND FLOOR

wall T
== j
EL:T:
Foundation CI j‘]- =] O
E=i=l
1

W
Lime mortar ‘MJ:—JLJ
bed A

1st ) Associated.co.uk

1st Associated.co. uk

Stepped brick foundat@ Concrete foundation

Peat

Peat is a very comgj Ie decomposing material and can make for difficult ground

to build on. Ho having said that in the East Anglia area we have been building
on this type erial for many years. It tends to be modern deep foundations that
are heav cannot cope with this type of material when not taken down to a

bedr?
%’ g Insurance Policy

\You should ensure that the Building Insurance Policy contains adequate provision
against any possibility of damage arising 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 survey.
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Much as we would like to, we are unable to keep up with the changing insurance
market and give you advice with regard to this.

Cracks

Please remember to talk about any cracks identified within the property. &yn
insurers will refer to progressive and non-progressive cracking. Unfortuna SIS
something we are unable to comment upon from a one-off inspectiop; t
Research Establishment recommends a year of monitoring of any cra

We would refer you to our comments with regard to building ivﬁ%nce throughout

this report. Q

Finally, we have not excavated the foundations but w@e drawn conclusions from
our inspection and our general knowledge of this ﬁpf, age and style of property.

We would always recommend that you remaiQ With the existing insurance company

of the property. O o

foundation has been constructeg=apndswe can only offer our best assumptions and an
educated guess, which we haé done.

XU
N
O
S
%&Y*
N

As no excavation has been carrizd m@é cannot be 100 percent certain as to how the
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TREES

Trees within influencing distance of a property can affect the foundations by affecting the m%:re

content of the soil.
D

There are trees on the left hand side. We would
consider these within what we would term as
influencing distance, but the trees are so old the trees
and buildings have normally got used to one
another. We can see some trees have been cut down
in this area.

ACTION REQUIRED: Before you
purchase the property we recommend Large trees located to the left
speak to an insurance company with regar

insuring the property and seeing if therejare

any outstanding or previous insuraace glaims
that they are aware of. Ideally e @with the
existing owner’s insurance company.

[ J
Please see our comme&bﬁe Executive Summary.
‘e

Treelines— P
keeping a safe distance . TREES - INFLUENCING DISTANCE
= = /“‘,,.»',’/ - '"““--'\_\ ;rrée's?ecites ft Al of i /
s o i : = {normal mature height, m, ngle from top €e
. Cypress (25). X % X
7 : 2 ; s b
é e \‘\ .,\‘, \'\ \\, X
). (Cleescngy N NN b 00
& Aelly e s i X Ay ;\ A N SN
A < Y, i i 3 S / NN
{1; gL /hefcf: (204" Q 2) : . = e D ﬂ []
o / e Sh 2 = Be==
;[ / ’; ! % Distance roots can
E P @ Loy \ typieally affect (unless
Lo / broken drains,
L Root system underaround stream, ete.

7N ’ { af
‘{\lst/);l Associated.co.uk

Influencing distance of trees to a property

o A :x)i
7 AWillow (24)

#
7
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Influencing Distance Defined

This is the distance in which a tree may be able to cause damage to t@tt
e

property. It is not gquite as simple as our sketch; it depends on the its

maturity, the soil type etc., etc.
o

N
Finally, insurance requirements with regard to trees have varied ‘&(e years and
In our opinion have got ever more onerous. We have seen th ifigble distance of
a tree away from a property to have been reduced over the nd we reiterate our
comments elsewhere within this report that you need Qen uiries with regard
to the insurability of your property in relation to treesyand other features when you
purchase the property. Please also refer to the Extirf reas Section.

Ni
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| I —

DAMP PROOF COURSE ==

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 up) throughout London and then the c@ry
as a whole, although this took many years for it to become standard practice. Q

In the older part of the property there will not be a damp proof courﬁﬁr% newer
parts there should be. Unfortunately, damp proof courses are often added at a later
date or a chemical damp proof course which we would never r nd. In this case
a lot of the dampness is hidden internally by dry lining. Q

We do feel it is possible to reduce the dampness by @rious things that we have
mentioned, such as good maintenance on the gutters and”downpipes and soak-aways
a distance away from the building, Iowering\éwgmund level and repairs to the
brickwork. This is a long process and the buj@g ill not be dry for some time.

The newer brickwork to the flat roof ar Or example, we would have expected to
find a damp proof course built in. O

Your attention is drawn to t?:tion of the report specifically dealing with

dampness. @
Finally, sometirﬁg»‘s difficult for us to identify if there is a damp proof course in a

property. W made our best assumptions based upon our general knowledge of
the age, ty, style of this property.

N4
\‘5

(=]

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [m]
©

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 15t Associated.co.uk

75



FASCIAS AND SOFFITS AND WINDOWS AND 0 ﬂ
DOORS DU

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

Fascias and soffits offer protection to the rafter feet and also allow the securing %ttering.
Windows primary functions are to admit light and air, but they also have tker d sound
properties. The doors allow access and egress within the property.

Fascias and Soffits Q
~Q

The fascias and soffits are timber. They are painted
and we would comment they are in need of
redecoration and repair once the works to the %-r

and rainwater goods are completed. 0

Interestingly one of the flat roofs looks tgaveé been

painted relatively recently. O
ACTION REQUI RED:@;e‘the roof work Paintwork blistering to
has been carried ou the gutters and fascias and soffits

downpipes are W!ﬁb ight, then look at
painting the faséigsvand soffits as they are
relatively | \p, the priority list at the
moment. %

O

Windo@ Doors

You a good selection of older style windows I
a rs, with sliding sash windows and casement

\ dows.

Sliding sash windows to the front
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From what we understand the Conservation Officer would like these to stay. As we
mentioned to you in our earlier discussions, we feel the older timber is far better
quality than you will get in new timbers, so we always recommend keeping as much
of the older windows as possible.

We recently discovered window repairs and replacements can be far more expensive
than you imagine. We would obtain quotations as soon as possible.

ACTION REQUIRED: Careful repairs need to be carried out to t mndows.
Once these have been carried out it is equally important to p& in the

right paint. 1

Finally, we have carried out a general and random inspecti e external joinery.
In the case of the fascias and soffits it is typically a/visu spection from ground
level. With the windows and doors, we have usuall ed a random selection of
these during the course of the survey. In this sgction we are aiming to give a general
overview of the condition of the external joirﬁe’ase also see the Internal Joinery
section.
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EXTERNAL DECORATIONS

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

structure. %

[ J
We discussed using a lime mortar which we think is the best way forw@w regard
to the brickwork. There is a lot of existing paint and cement to be\taKen off before

wall decoration can commence and we would also rec end good quality
breathable paints are used with regard to the external woo ration.

Do not underestimate the importance of this and gclgio not underestimate the
importance of choosing the right sort of paint on an ol uilding, which needs to be
a breathable paint. L

We would be more than happy to advise o&her on this. We know that you are
proposing a lime wash on the property @h’we think is a good idea.

Finally, ideally external rede ion is recommended every four to five years
dependent upon the origing of the paint, its exposure to the elements and the
materials properties. kg painting takes place outside this maintenance cycle,

repairs should be expette. ldeally redecoration should be carried out during the
better weather betv® id-April and mid-September.

Please see o%@ments in the External Joinery section.

S
N
A2
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CEILINGS, WALLS, PARTITIONS AND FINISHES

INTERNAL !

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

partitions. Q
Ceilings .®

From our visual inspection of the ceilings and our general know &‘ this age and
type of construction we believe that the ceilings are likely to Qﬂi ture of lath and

plaster and plaster. O

laster ceiling, we would
and plaster ceilings particularly
ds to use a lime plaster which is a

Lath and plaster

In the older part of the property you have a lat
always recommend wherever possible you
where the building is Listed. Lath and plaster
white chalky colour.

Lath and Plaster Defined

Laths are thin strips of

which are fixed to the
Wet plaster 1is

forced between t
plaster, once @
further coat d
decorative fij n@

M&g;n aypsum plaster
QO

1
tr@re.
applie& the

laths, usually in sev
o ; .
The plaster forms ajk s it 1is
s

@)

)

ayers.

This
is given
often a

Looking up at ceiling

LATH AND PLASTER CEILING

Plaster

ISOMETRIC Plaster - IQeHepl

above Laths
C€

{1st) Associated.co.uk

Lath and plaster ceiling

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

e can see in some areas where modern gypsum plaster has been used.
Unfortunately, this sort of plaster does not tend to work well on older buildings as it
cannot cope with movement and it certainly cannot cope with dampness.
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For example;

The front left hand part of the property there is
the old white lime plaster with the pink/red
colour which is the gypsum plaster.

Modern Plaster Defined

Usually a Gypsum plaster which can be applied
with a skim coat to the ceilings or the walls
over either an older or modern plaster.

Gypsum plaster to fort
ceilifig

ACTION REQUIRED: Where any repairs are neede

M:zh
building we would recommend keeping with Iimf p@ \

Should | remove lath and plaster?

esolder part of the

From our own personal experience with re Wath and plaster it can be very
messy and it is usually much better to leave iinyplace.

[
Internal Walls and Partitions C)O

These are we believe a mixture/Ofiselid and studwork construction. It is impossible
to determine the constructio, out opening up the walls and we have therefore
taken an educated guess. &

Removed walls ’ (b
O\

As you would ct with a property of this age and particularly a pub many walls
have been a and moved internally.

%For example;

&E In the bar area there have been walls over the years removed.

\B%'rly typically where walls have been removed they are then supported using an |-

eam or something similar. We can only be certain of what is supporting the floor by
opening it up, which is what you will need to do should you wish to alter any further
walls to the property.
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Perimeter Walls

Originally these would have been constructed with a wet plaster, which would have
been a lime plaster in the older part of the property and a gypsum plaster in the new
part of the property. We now believe these have been dry lined and many casesawith
a wet plastered finish.

What is dry lining? o %
S

Dry lining is a lining internally which is also known R LIRINE

as a false walling. This is usually carried out fora | . oy
number of reasons, primarily we would say for an |y |~ fixed to battens
older property to stop dampness from coming i Insulation 1 \

through and showing, but also it is often added and B

indeed in modern properties is a standard techniqu
to insulate walls.

Section Plan

\ ' 1st Associated.co.uk©
We cannot be 100 per cent certain of the waﬁ Dry lining
construction without opening them up v@ﬂgoes

beyond the scope of this report. O

O
Finally, ceilings, walls a% itions have been inspected from floor level and no
opening up has been.un@ﬁg n (unless permission has been obtained by yourselves).

In some cases, the m s employed cannot be ascertained without samples being
taken and damage @1 caused.

We cannot nt upon the condition of the structure hidden behind plaster, dry
lining, ot plied finishes, heavy furniture, fittings and kitchen units with fitted
back |5

XN
\%
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CHIMNEY BREASTS, FLUES AND FIREPLACES W

I

With the advent of central heating fireplaces tend to be more a feature than an essential function in
most properties.

The chimney breasts are located to the left hand side / middle / right hand si(K(jill
directions given as you face the front of the property).

At the time of the survey no chimneys were in use. Any chimneys ﬂ&t%do not

propose to use should be capped and ventilated to prevent dampness&

In a property of this age (we are talking about the older part g
room would have had a fireplace at one time and there would
breasts that took the smoke away (and to some ext he hedn).
carrying out work in a property such as this you may ‘End older chimneys would have
been closed up and or partly removed.

Different style fireplaces 0&

In the right side of the main bar you h 9arge inglenook style fireplace. We do
think that there have been a lot of alterations. It would be worth seeking out any locals

who recall exactly what the firef aces iginally looked like.

Fireplace to right main bar
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Finally, we will comment on the condition of the chimney breast where we can see
the chimney breast. If we can see a chimney breast has been removed, we will inspect
for signs of movement and advise. However, often the chimney breasts are hidden so
we cannot comment. Also additional support can be concealed very well when
chimney breasts are hidden, particularly when plastered over.

would recommend opening up the structure to check the conditign?
advised, we will assume the relevant Building Regulations roval has been
obtained.

It is strongly recommended that flues be cleaned and che % for obstructions prior
to use to minimise the risk of hazardous fumes enteri building.

Please also see the Chimney Stacks, Flues a% et Walls section of this Report.
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FLOORS % -

Functionally floors should be capable of withstanding appropriate
loading, preventing dampness, have thermal properties and durability. In addition to this, upper
floors should offer support for ceilings, resistance to fire and resistance to sound transfer.

Ground Floor Q&
loor (often a
had tiles on it

The ground floor is in two areas, the older part and the newer part. »

The older part of the property tends to have been built of off an ear
compacted earth floor sometimes with lime) which has then pr
and then a concrete floor on top of that. As such it can be lysout of level and
untrue. Where as a modern floor would have had a co crI finish, possibly a
damp proof course and then a finishing screen and al§o tendS to use a much stronger

cement.

First Floor &"

Older part of building O o DAMP TO FLOOR JOISTS
Outside Inside Floor

We have assumed that the first floor (Qétruction '

Is joist and floorboards with e d timbers, [ : i

o Lo 1
as this is typical in this age erty. oy —
There are some defjec@n the upper floors |~ il
’ partlcularly Wlthin 1st | Associated.co.uk

which we sometimea\f
embedded timbers( and”there may be some rot
where there ar walls.

Embedded timbers

Joist an@; board Construction Defined JOIST AND FLOOREOARD CONSTRUCTION

Thes? usually at first floor level | Floorboards N
ng a Jjoist supported from the ;
al walls, either built in or, in more
% times, sitting wupon Jjoist hangers,
etimes taking additional support from

\Internal walls, with floorboards fixed down S
upon it. Joists T

ISOMETRIC
VIEW

©

1st) Associated.co.uk

Joist and floorboards

(=]

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [m] "
©

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 15t Associated.co.uk

84



Newer part of the building

The newer part of the building there are not any floors as such.

Finally, we have not been able to view all the actual floors themselves d Nm
being covered with fitted carpets, floor coverings, flooring etc. The co I%we
have made are based upon our experience and knowledge of this type 6% ction.
We would emphasise that we have not opened up the floors in any way ted any

floorboards. & s‘
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DAMPNESS

In this section we look at any problems that are being caused by dampness. It is

therefore essential to diagnose the source of the dampness and to treat the actual

cause and not the effect of the dampness.

Rising Damp

X

Rising damp depends upon various
components including the porosity of the
structure, the supply of water and the rate of
evaporation of the material, amongst other
things. Rising damp can come from the
ground, drawn by capillary action, to varying
degrees of intensity and height into the
materials above.  Much evidence points
towards there being true rising damp in only

Outside

ground level

dampness

foundation ‘o

RISING DAMP

rising damp

A4

_—

floor

\
floor joist

™ wall

7N\ . ©

‘j]st,j Associated.co.uk

VEry rare cases.

Nat

A visual inspection and tests were carried omﬁ{h
a moisture meter to the perimeter wallsYIA this
particular case much of the dampness hidden
by the dry lining (please see our’ rI|e omments),
however where we could get b ﬁ- “to the actual
walls themselves there w. s p We believe this
will be reduced consid when the work is
carried out to the e f the building that we
have mentioned.

Please do n @I with rising damp specialists,

damp pro rse insertion or anything like that
on this ag€_of building as these buildings need to
bre S Is what you need to do and is what has

plained in the External section of this
Gradually and relatively slowly the building

N/v:il start to dry out.

Rising damp

Testing for rising damp

ACTION REQUIRED: Please see the Executive Summary
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L ateral or Penetrating Dampness

LATERAL DAMP
This is where water ingress occurs through the vosif
walls. This can be for various reasons such as — ¢
poor pointing or wall materials or inadequate )
gutters and downpipes, such as poorly jointed J
gutters.
oOutside
— dampness coming
- _* through walls
We used a resistance meter on the
external walls. We found dampness but ©
again the property has been empty for (Ist) Associated.co.uk

some time and we would advise if you
carry out work on the exterior of the
building, gradually the interior will dry out.

Neaferal damp

ACTION REQUIRED: Please seﬁﬁr
comments in the Executive Sum. ¢

Condensation b'.

This is where the humidity zﬁiﬁhin the air meets a cold

surface cauﬁ& ensation.

At the time of @spection there were signs of

condensation,a lack mould in the rear bathroom.

We often fj older eras of property such as this

where theyhave had modern facilities such as

sho c. added, there has been insufficient

exttaction and ventilation allowed which can lead to
mould.

Testing for lateral dampness

Common sense is needed and a balance between Mould in the rear bathroom
heating, cooling and ventilation of properties and
opening windows to air the property regularly.
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Extract fans in kitchens, bathrooms and drying areas

A way of helping to reduce condensation is to have good large extract fans with
humidity controlled thermostats within the kitchens and bathrooms and also in any

areas where you intend to dry clothes which are moisture generating areas.

X

ACTION REQUIRED: We would recommend large humidity ptled

extract fans be added to kitchens, bathrooms and any rooms wher Intend
to dry clothes.

ANTICIPATED COST: We would anticipate cos ween £250 -
£500 (two hundred and fifty pounds to five hundred p ) per extract fan
depending upon the wiring required; quotations I q@i.

Finally, effective testing was prevented in areas conce y heavy furniture, fixtures
such as kitchen fittings with backboards, wall%(nd wall panelling. We have not

carried out tests to BRE Digest 245, but onl)@

out a visual inspection.
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INTERNAL JOINERY

This section looks at the doors, the stairway, the skirting boards and
the kitchen to give a general overview of the internal joinery’s condition.

Doors

The property has a mixture of doors from what we
would term as commercial veneer doors with
vision panels, to modern egg box style doors.

We personally would look at renewing all the

modern style doors.

EGG BOX DOOR

I

h

T Egg Box
| btff:: core
’l‘*~ Timber

Section

|
< Timber
Panel

for stability

Panel

©

Egg box door

Staircase

1 §t\ Associated.co.uk :

e L=

Egg box door

We were unable to examine the underside of the stair timbers due to it being lined
where we could see it, which precluded our inspection, so we cannot comment further
upon the stair structure. We can, however, say that the lining gives a resistance to the
spread of fire‘ilc such circumstances were to occur.

Kitc =
&=

ANTICIPATED COST:

itchen as you are aware has been removed and you would have to start again.

With kitchens you can spend as much or as

little as you like ranging from £2,000 to £3,000 (two thousand pounds to

three thousand pounds); please obtain quotations.

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited ‘A‘ft,.* Associated.co.uk
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Finally, it should be noted that not all joinery has been inspected. We have viewed a
random sample and visually inspected these to give a general over-view of the
condition. Please also see the External Joinery/Detailing section.
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TIMBER DEFECTS

This section considers dry rot, wet rot and woodworm. Wet and Dry
rot are species of fungi, both need moisture to develop and both can be very expensive to correct.
We would also add that in our experience they are also often wrongly diagnosed. &

Dry Rot %?

Dry rot is also sometimes known by its Latin name Serpula lacrymans. Dry rotae
dampness together with a warmish atmosphere and can lead to extensive dec

onstant
imber.

our inspection

We have not visually seen any significant dry rot during the e
sible. It should be

but there are the conditions within the roof that means i@
remembered that dry rot likes damp conditions.

Wet Rot Lr

Wet rot, also known by its Latin name Contiophora @Va, is far more common than dry rot. Wet
rot darkens and softens the wood and is most cammaenly seen in window and doorframes, where it
can relatively easily be remedied. Where wet fects the structural timbers in a property, which
are those in the roof and the floor areas, it@ore serious.

There is a fair amount of wet r he structure particularly in the roof area. We do
not want to alarm you on this-as we do feel it is repairable, please see our comments
in the Executive Summ

I\
O
S
%&Y*
N
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Woodworm

Active woodworm can cause significant damage to timber. There are a variety of

woodworm that cause different levels of damage, with probably the worst of the most well known
being the Death Watch Beetle. Many older properties have woodworm that is no longer active; this
can often be considered as part of the overall character of the property.

The roof is the main area that we look for
woodworm. Within the roof we found visual signs
of old and new woodworm activity and indeed signs
of past woodworm and activity. However, none of
this is what we would term ‘structurally significant’
damage.

In many properties there is an element of woodworm S N S N
that is not active. Our inspection is usually restricted ' Woodworm in the roof

by insulation covering some of the timbers and

general stored items in the roof, as it is restric@\%&ughout the property by general
fixtures and fittings. We would comment J@l instance that if you change the
environment in the building and in the roof then the woodworm would no longer be
active and the problem will be resolved. would avoid using chemicals in the roof
regardless of how environmental friegl)( e company quotes are, as we believe there
are better ways of solving the pfeblen’s without chemicals.

ACTION REQUIR
If you wish to be

- Please see our comments in the Executive Summary.
r cent certain that there is no woodworm the only way
property when it is emptied of fixtures and fittings etc.

would be to ch&
Finally, when )(%Q/e into the property, floor surfaces should be carefully examined

for any sign sect infestation when furniture and floor coverings are removed
together wi red goods. Any signs that are found should be treated to prevent it
spreading™However, you need to be aware that many damp and woodworm treatment
comp have a vested interest in selling their products and therefore have fairly
clé%r worded quotations where they do not state if the woodworm they have found
%ctive’. You should ask them specifically if the woodworm is active or not. We

\\(N uld also comment that any work carried out should have an insurance backed
guarantee to ensure that if the company does not exist, or for whatever reason, the
guarantee is still valid. More importantly it is essential to ensure that any work carried
out is carried out correctly.
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INTERNAL DECORATIONS

With paints it should be remembered that up to 1992 lead could be used
within paint and prior to this most textured paints (commonly known as
Artex) contained an element of asbestos up to 1984, so care should be taken
if the paintwork looks old and dated.

\Q"
Internal decorations are in below average condition with dampness co rough
the walls in many areas, which will be a slow process to remove ess in the

property. | 4)

Finally, we would draw your attention to the fact that o existing decorative
finishes may cause damage to the underlying plasterwork/ necessitating repairs and

making good prior to redecoration. \Lr

WELLS O °

QO

[ J
In older properties it is very comm r@ave a well, either within the bounds of the property or a
shared well. é

Most older propertie d have had a well. In
your back garden t &gs a circular manhole cover
that is either coyering over a septic tank or a well.
We would ng be able to smell the difference
but we ass that as the property has been
unoccupi r such a long time that even a septic
tank just be full of water.

%& ACTION REQUIRED: We would pump Well in the garden

out all the water in the septic tank / well to
check out how it is constructed and what is
in there. If it is a septic tank as we suspect,
then there may still be a well in the garden.
We have in the past used divining rods which
are a metal devise for finding water to locate
exactly where a well is.
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THERMAL EFFICIENCY { o T
e,

Up until the mid 1940s we did not really consider insulation in properties, for example it was only

in the 1960s that we started putting insulation in the roof and then it was about 50mm, in the 1970s

this was upgraded to 100mm. Then we started to think about double glazing and % |
a

insulation. Since then insulation standards have increased considerably and today we ing
at typically using insulation not only in the roof but also in the walls, floors and wj nd more
recently considerable work has been carried out on how efficient boilers are W erties.

Care has to be taken that properties are not insulated disproportionately to th tion as this
can cause condensation and you should be aware that you need to ventila roperty that is

insulated.

Zoopla (and others may do similar) show an energy assessment of Q@h typical energy bills
will be on a property. We have not had feedback on how accufate tf s as yet, however we feel it
is an interesting step forward in looking at energy efficiency operty, although there are all
sorts of arguments as to how the energy efficiency calculai:'ons e carried out.

General 0

The property has a very old section eft side and an oldish section to the right
side, so generally it will not bea modern thermal efficient standards. We generally

jency levels in constructive buildings from about

started to improve our thermal
the early 1970°s onwards. @

Roofs o fb»

There were vari @/els of insulation within the roof ranging from 100mm to over
300mm. Cury é.u

ilding Regulations requirements of 300mm.

TYPICAL HEAT LOSS
INAHOUSE

©

T 15% 1th Associated.co.uk

~ Insulation in the older roof Typical heat loss
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ACTION REQUIRED: We would take all the
insulation out within the older roofs so you get a
good look at the entire roof structure so you can
best repair it.

Mass of insulationdn t

Walls roof over the fu

The walls to this property are predominantly solid. It is ver
thermal efficiency in solid wall construction without major a

usually affect the external appearance or reduce the inter al"ypaee — best left alone
particularly where it is a Listed building. We would/add that you have a dry lining

added to the property which can also help a little or ad@tAvith insulation, depending

upon how it was constructed. \Lr

Windows

[
The windows are single glazed and t@@e will have poor thermal properties.

Services 6.

You need to start again wi@gy efficiency boiler, please see our comments in the
Executive Summary; (bd

ACTION If? IRED: We normally recommend you ask for the service
records, nd invoices with regard to a property; however we think it is
very @ you will get them in this instance and how relevant they would
rel t as a pub.

uming the above is correct, this property is below average compared with what
e typically see. Please note we have not seen the Energy Performance Certificate.

Further information can be obtained with regard to energy saving via the Internet on
the following pages:
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HIPs

HTTP//www.est.org.uk, which is by the Energy Saving Trust and includes a
section on grant aid.

or alternatively www.cat.org.uk (Centre for Alternative Technology)

or Sustainable Energy Without the Hot Air by David J C MacKay
HTTP//www.withouthotair.com/Videos.html to download for free pr a
paper copy as we did.

It is worth watching the video How Many Light Bulbs? by Davj acKay

— can be viewed on YouTube 1

SPAB (Society for Protection of Ancient Buildings ar researching how best
to insulate older properties and it is worth checki bS|te for the latest
information at www.SPAB.org ‘ ,

We understand that HIPs (Home Informatlo@!fk) were suspended from 20th May
2010. Where a building is listed general does not require an Energy Performance

Certificate. C)

Finally, we would comment th gy we feel will become a major consideration
in years to come, particularl the greater focus in modern buildings on energy
efficiency. | Q)

Wh oes my energy bill pay for?

Other Heating and

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

Cooling

Water Heater

TV[’)\‘;'SR Clothes 1%
oy, Computer & Washer & X Refrigerator
Monitor ~ Dryer Distneashar 6%
2% 10% 2%
*"Other" represents an array of household products, including stoves, ovens, microwaves, and small appliances. Individually,
these products account for no more than about 2% of a household's energy bills.
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OTHER MATTERS ?
©

In this section we put any other matters that do not fit under our usual headings.

Security \‘
No security system was noted, for example there was no alarm box to t e%f the
property. It is a personal decision as to whether you feel one is necgSsapy.~We are
not experts in this field and therefore cannot comment further suggest you
contact a member of NACOSS (National Approval Council fesSecurity Services),

obtainable through directory enquiries, or your local Poli e for advice on a
security system.

Fire / Smoke Alarms \L,

We would start again with smoke alarms anaQ{all a hard wired fire alarm system
throughout the property. O ¢

ACTION REQUIRED: egommend for your own safety you add fire
alarms. The current Bui%hegulations require that they be wired into the
main power supply a hard wired fire alarm system. We are also aware
that some now wor a wireless signal which may be worth investigating.
Whilst fire is relaf@ly rare it is in a worst case scenario obviously devastating.

S
Insurance OC)

We would @/s recommend staying with the existing insurance company, and then
if there a y problems you should not have the difficulty of negotiating with two
insur ompanies passing the blame between each other.

Nould refer you to our comments with regard to building insurance throughout

N S report.
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Asbestos

In a property of this age there may well be some asbestos. In this case there may be
asbestos to the roof.

recently. It is rumoured that it was still used after this point in time oducts

Asbestos was commonly used post war until it was banned only in the U% |ver
were imported from countries where it is not banned.

advises us to recommend asbestos surveyors are instruct that you have your

Our insurance company requires us to advise we are not Qto surveyors and
own asbestos survey carried out.

ACTION REQUIRED: If you wish to confirm you are 100 percent free of
asbestos you need to have an asbestos Slwtarried out.
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SERVICES

This survey does not include any specialist reports on the electricity supply and
circuits, heating or drainage, as they were not requested. The comments that follow
are based upon a visual inspection carried out as part of the overall Building SU@/.

examine every detail of these installations without partially dismantling cture.
Tests have not been applied. Conclusive tests can only be undertaken uitably
qualified contractors. The vendor/seller should be requested to providexcopies of any
service records, test certificates and, ideally, the names and addpesseS\of the installing

contractors. O
LQ
Ni

Services and specialist installations have been visually inspected. Itis im;ﬁa to
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ELECTRICITY \@

/o

-—
~

It is strange to think that electricity only started to be used in domestic properties at the turn of the
19™ century with gas lighting still being the norm for a good many years after. &

Periodic inspections and testing of electrical installations is important to pﬂ&our
property from damage and to ensure the safety of the occupants. Guida lished
by the Institution of Engineering and Technology (IET) recommend':)gr Inspections
and testing are undertaken at least every 10 years (we recomme y five years)
and on change of occupancy. All electrical installation wor D%rtaken after 1st
January 2005 should be identified by an Electrical Installatié%ti cate.

Fuse Board

The electric fuses and consumer units w%
located in the function room and the bar a%
would not be at all surprised if there are other
boards throughout the property. Wha ds to
happen with pubs is the electric gets &o and
added to over the years and unless therefs a major
extension carried out, the prop drely gets re-

wired. For this reason, we end that you Fuse Board in the functi
start again, all be it majori e fuse boards are " US¢ Poard in e function room
from the 1970’s and s and possibly even

more recent than that.

1970’ to 1980’s Fuse Board

T ’ Fuse board
| ‘Il‘lVll'l'!l“ Wlfh l\l.‘-lf

—. trip

{1st) Associated.co.uk

Fuse Board in the bar 1970’s to 19080’s Fuse Board
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Earth Test

We normally carry out an earth test but obviously it was not possible in this
instance as there was no electricity.

X

ACTION REQUIRED: As the property is in semi derelict ition
and as it is changing occupancy, a suitable Institution of Engi g and
Technology (IET) would normally recommend that a t port is

carried out by a NICEIC registered, or equivalent, a ed electrical
contractor or similarly approved.

with the owners to establish if any electfical inStallation work has been
carried out and to provide suitable certif for any works carried out

after 1%t January 2005. Any@:nts made within this report or

In addition to this your Legal Advisor isr qL@Qmake full enquires
]

verbally do not change this requi

For basic general information on this matter please see the appendices at the
end of this report. C)

O

O
S5

N4
\‘5
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o g

All appliances, pipework and flues should be subject to an annual service by a
competent OFTEC registered engineer. Unless evidence can be provided to confi
that there has been annual servicing, we would recommend that you commis ch
a service prior to use to ensure safe and efficient operation. o

Oil Tanks ‘gx

It is an older style metal oil tank to the rear.

ACTION REQUIRED: These tend to
rust, we would start again with a plastic
based double lined oil tank.

Current regulations may require it @
sighted further away from the mperty,
although we are not experts in &I) a.

Oil tank

ANTICIPATED COST&QOOO to £3,000 (two thousand pounds to three
thousand pounds); ple® ain quotations.

X\
.\(b

@,
K-
x%&
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PLUMBING AND HEATING

6

In this section we do our best from a visual inspection to look at how the water is supplied tq the
property, how the supply is distributed around the property, how it is used to heat the proper d
how it is discharged from the property.

Hot Water Cylinder

There is a factory insulated hot water cylinder
located within the shower room. This cylinder
will therefore have a good thermal efficiency,
although not as good as the more modern hot

water cylinders.

We found a mixture of copper and pzp/e do not recommend mixing and would

Hot water cylinder

Plumbing

go with all of one material. From our ence copper works better than plastic but
the plastic piping world does segm t improving all the time. You may be able to
re-use some of the plumbing bu&es need to be tested.

Turning the water back or\iO

When you turn the ack on full pressure, you need to make sure you have a
plumber on hand aid £heck the entirety of the pipework including in the roofs when
the water sup I@switched back on.

Ten Min% eating Test

V\m ally carry out a ten-minute heating test but obviously it was not possible in
\(% stance as there were no services.

Finally, it should be noted that the supply pipe from the Water Company stopcock to
the internal stop tap is the responsibility of the property owner.
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We cannot comment on the condition of the water service pipe to the building. It
should be appreciated that leaks can occur for some time before signs are apparent
on the surface.

(=]

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [m] .
©

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 1st | Associated. co.uk

104



BATHROOM

In this section we consider the overall condition of the sanitary fittings such as the bathroom, the
kitchen, the utility room and the cloakroom.

Bathroom Q

The property has a dated three-piece bathroom suite to the rear of 't&rh floor,
consisting of a bath, wash hand basin and WC, and the toilet blocks,on’the ground
floor which were all in a very dilapidated state.

ANTISIPATED COST: We assume you will beﬁ again. You can
spend as much or as little as you like on a r arting from a few

hundred pounds upwards.

Finally, although we may have alread @ﬁoned it above, we would reiterate that
it is important to ensure that seals arﬁr’operly made and maintained at the junctions
between wall surfaces and bathsapd showers etc. We normally recommend that it is
one of the first jobs that you ¢ ut as part of your DIY on the property, as water
getting behind sanitary fi 'r@:an lead to unseen deterioration that can be costly,
inconvenient and diffic%epair.

NS
O
S5

N4
\‘5
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MAIN DRAINS ?"I!

The sanitary system, as we know it now, came into being some 100 years ago during the Vicﬁn
era and works so successfully today it is often taken for granted. It is only in recent ye%

investment has taken place to upgrade the original drainage systems.

[ J
It is assumed that the foul drains from the property discharge into a p %r; this
should be confirmed by your Legal Advisor prior to exchange tracts, who

should also provide information in respect of any common or s rains including

liability for the maintenance and upkeep of the same.

Inspection Chambers / Manholes ‘ O,

For your information, inspection chambers / manhole required to be provided in the current
Building Regulations at each change of direction or ainage runs join the main run.

We have identified one inspection cham manhole.

Manholes Defined < )

. [ 4 . ,
Access areas which usually éa man (or woman) into them and are put in
where the drains change @ ion.

Inspection Chambe_r_/@ﬁole One — Located to the rear

We duly lifted the @e and found it to be blocked
and dry at the t@o our inspection.

From wh@ould see it is concrete built.

Manhole to the rear
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We found another manhole to the rear that maybe a
well or maybe a septic tank. Please see our
comments in the Well Section.

Sep tan
We have only undertaken a visual inspection of the property’s fou &ins by lifting

covers.

Finally, it must be emphasised that the condition of‘the 2 perty’s foul drains can
only be ascertained by the carrying out of a test; such has not been undertaken.
Should there be leaks in the vicinity of the huifding then problems could occur,
particularly with respect to the stability of xa ding’s foundations. Drainage
repairs are inevitably costly and may result i age being caused to those areas of
the property beneath, or adjacent to, whietwthe drains have been run.

Rainwater/Surface Water Dr@gg

Whilst very innocent Iooking,%i' er downpipes can cause lots of problems. If they discharge
directly onto the ground, t affect the foundations and even if they are taken away to soak-
aways they can attract ﬁ& ee roots or again affect foundations.

Some rainwater drai
do not have the c
have done our:

are taken into the main drainage system, which is now illegal (as we simply
ity to cope with it), and can cause blockages to the main drains! Here we
rom a visual inspection to advise you of any particular problems.

We en unable to determine the ultimate SOAK AWAY
means(of rain/surface water disposal. The ones we
see where discharging directly onto the (;/\5 vomERuSOMCA.

%} = ‘ away from the house
\9 nd. —

MODERN SOAK AWAY

ACTION REQUIRED: We  recommend | \01} -
soak-aways are added to get the water away o W
from the building. Soak-away
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Finally, rain/surface water drains have not been tested and their condition or
effectiveness is not known. Similarly, the adequacy of soak-aways has not been
established although you are advised that they tend to silt up and become less

effective with time.

Please also see our comments within the Gutters and Downpipes section. Q:
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OUTSIDE AREAS

EXTERNAL

Front Garden

There is more of a frontage than a garden to the

property which is partly shingled and partly
overgrown. The most noticeable thing to us is that
it discharges water towards the property and has a
relatively high ground level to the older part of the
property, which is causing problems with

dampness. &r

OO

PARKING b’.

XU
There is parking t(@ ght side of the property.
O

\(% Parking to the right

Front garden
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Rear Garden

The rear garden is very overgrown and what we would term as quite swampy in some
areas.

Rear garden ) wpy rear gard

Boundaries &r

The left hand boundary (all directions givgn as you face the property) is usually the
responsibility of the subject property.

Often with older properties the Daundaries are different and can vary and are subject
to negotiation and local practigce! do need to make sure that your solicitor is aware
of the complications that ur with older property boundaries.

A

ACTION NIRED: Your legal adviser to check whose boundary is

whose. O

Finally, w@/e note the boundaries, these may not be the legal boundaries. Your
LegakAdvisor should make further enquiries on this point and advise you of your
patential fiability with regard to any shared structures, boundary walls and fences.

A2
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Neighbours

In this case the neighbours were quite a distance away so we have not actually
checked on them, however it is well worth visiting them to see if there are any
niggling problems.

Left Hand Neighbours Q%

We knocked at the time of the inspection but there was no response. It %r talking
to them as they have some trees in their garden that are very clos r property.

Other Neighbours OQ

The remaining neighbours with the exception of th@s in the field to the rear
were quite a distance away from you, although th(ﬁ hop nearby.

N
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POINTS FOR YOUR LEGAL ADVISOR

If you wish to proceed with your purchase of the property a copy of this report
should be forwarded to your Legal Advisor and the following points should be
checked by him/her:

a) Responsibility for boundaries.

Rights for you to enter onto the adjacent property to maintain any
situated near or on the boundary and any similar rights your nei r may
have to enter onto your property.

Obtain any certificates, guarantees or approvals in relatio@Q

1)  Removal of any chimneys in part or whole.

i)  Certificates confirming chimneys have been s /

i) Roof and similar renewals.

iv) Wall amendments, cavity wall insulati cavity wall tie repairs.
v) Removal of any walls in part or wholé.

vi) Replacement windows. O

iIX) Rising damp treatments.

X)  Asbestos

xi) Central heating insf%' n and maintenance.

xii) Electrical test,an rt

xiii) Planning and Bailding Regulation Approvals.

xiv) Have ther en any structural problems referred to insurance
compani ny insurance claims, monitoring or underpinning, etc.

Xv) Any (@' matters pertinent to the property.

[
vii) Drainage repairs Q
viii) Timber treatments, wet ozdry infestations.
[

d) Confirm that there are no defects in the legal Title in respect of the property
nd afl rights associated therewith, e.g., access.
)

ights of Way e.g., access, easements and wayleaves.
)y Liabilities in connection with shared services.
g) Adjoining roads and services.
h) Road Schemes/Road Widening.

General development proposals in the locality.
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Conservation Area, Listed Building, Tree Preservation Orders or any other
Designated Planning Area.

Confirm from enquiries that no underground tunnels, wells, sewers, gases,
mining, minerals, site reclamation/contamination etc., exist, have existed or
are likely to exist beneath the curtilage of the site upon which the propert)
stands and which could affect the quiet enjoyment, safety or stability of,t

property, outbuildings or surrounding areas. %

[ J
Our Report assumes that the site has not been put to contaminativ @d no
investigations have been made in this respect. A}

Any outstanding Party Wall Notice or the knowledge ha@e about to be
served. (

Most Legal advisors will recommend an En%nental search or a similar

product is used by you to establish whether t falls within a flood plain,
old landfill site, radon area etc. If you al Advisor is not aware of
Environmental search or similar, pleasesensure that they contact us and we
will advise them of it. Any general f] ms should be brought to their logical

conclusion by using appropria:e S ist advisers.
[

However, with regard to mental search or similar general reports
please see our article Iin& e www.1stAssociated.co.uk Home Page.

Any other matters b ~¢' to your attention within this report.

LOCAL AUTHORITY ENQUIRIES

Your Leg@«dvisor should carry out Local Authority searches to ascertain whether
the p Is a Listed Building and whether it is situated in a Conservation Area.
ould also find out any information available with regard to Planning

cations and Building Control. We have not made any formal or informal Local

T
&hority enquiries.

Finally, your Legal Advisor should carry out any additional enquiries they feel
necessary and if they find anything unusual or onerous then we ask that they contact
us immediately for our further comments.
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It is our policy not to offer a conclusion to ensure that the Building Survey is read in
full and the comments are taken in context.

If you would like any further advice on any of the issues discussed or indeed any
that have not been discussed!

Please do not hesitate to contact us on 0800 298 5424, Q&‘
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The repair and maintenance of houses
Published by Estates Gazette Limited

Building Research Establishment

Surveying buildings &
By Malcolm Hollis @

Life expectancies of building components &
Published by Royal Institution of Chartered Surveyors and ;w

Published by Royal Institution of Chartered Surveyors Boo
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LIMITATIONS

Our limitations are as the agreed Terms and Conditions of Engagement.

CONDITIONS OF ENGAGEMENT

The report has been prepared in accordance with our Conditions of Engagew\a(ed
XXXXXXXXXXXXXXX and should be regarded as a comment on the overall gdpdition of
the property and the quality of its structure and not as an inventory single
defect. It relates to those parts of the property that were reas and safely
accessible at the time of the inspection, but you should be a that defects can
subsequently develop particularly if you do not follow the renge dations.

ENGLISH LAW O

We would remind you that this report should %ﬂpublished or reproduced in any

way without the surveyor’s expressed permissi d is governed by English Law
and any dispute arising there from shall beéﬂdicated upon only by the English

Courts. O °

SOLE USE @)

This report is for the sole use zébﬁamed Client and is confidential to the Client and
his professional advisors. & ther persons rely on the Report at their own risk.

APPROVALS/GUARANTEES
Where work has been carried out to the property in the past, the surveyor cannot
guarantee that this work has been carried out in accordance with manufacturers’
recommendations, British/European Standards and Codes of Practice, Agreement
Certificates and statutory regulations.

v

%&J‘MAN !

Although we are pointing out the obvious, our Surveyors obviously can’t see through
walls, floors, heavy furniture, fixed kitchen units etc. they have therefore made their
best assumptions in these areas.

As this is a one off inspection, we cannot guarantee that there are no other defects
than those mentioned in the report and also that defects can subsequently develop.
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LAYOUT PLAN

We have used the estate agents floor plan as a guide to the layout of the building. We
have not checked it for scale and accuracy.

WEATHER Q&

It was misty morning at the time of the inspection. The weather did hqt%er the
survey. In recent times our weather seems to be moving towards the&?r les from
its usual relatively mid range. Extremes of weather can affect th

NOT LOCAL Q
O

It should be noted the surveyors may not be local to tég(éa and are carrying out the
work without the benefits of local knowledge such things as soil conditions,

aeroplane flight paths, and common defects)inol Is used in the area etc.
EMPTY PROPERTY O o

The property was empty at the time o@r survey, we were therefore not able to carry
out our usual question and answ&easion or have our questionnaire filled out.

JAPANESE KNOTWEE%@

We have not inspec Japanese Knotweed. We would advise that we are finding
that some mortga? luation surveyors are setting valuations at zero on any property

with Japanese weed and are reluctant to lend where it is present.

ON REQUIRED: You need to carry out your own investigations on
matter before you commit to purchase the property and be aware that it
could be in neighbouring properties which you do not have direct control

6\‘ over.

INSPECTION LIMITED

Unfortunately, in this instance our inspection has been limited as:
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1)  Wedid not have a full view of the roof due to the insulation covering the ceiling
joists and general configuration of the roof.

2)  We did not open up the walls as we could not see a way of doing this without

causing damage.

3)  We did not open up the ground floor or the first floor as we could,n
way to do it without causing damage. %

4)  We had a limited view of the garden as it was overgrown %
5)  The property was empty we did not have the benefit ng to the lease
owners or the owners or them answering our usual que d answers.

6)  We thank you for taking the time to meet us during @ survey.

BUILDING INSURANCE )&

[
We do not advise with regard to bui @insurance. You need to make your own
enquiries. Some areas may have a préwm, some buildings may have a premium and
some insurers may be unwillin iasure at all in certain areas. You need to make
your own enquires prior to ¢ ng to purchase the property. Please be aware the
fact a building is currently& d does not mean it can be re insured.

We would commentet @n—insurability of a building we feel will affect value. It is
therefore essential ake your own enquiries with regard to insurance before
committing to p e the property and incurring fees.

ACT

EQUIRED: You need to contact an insurance company today to
uiries with regard to insurance on this property.

EXA E SURVEY

?s example survey has been made up of a mixture of properties and gives the
essence of the service that is being purchased.

(=]

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [m]
©

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 15t Associated.co.uk

118



TERMS AND CONDITIONS

Our computer system sends two copies of our Terms and Conditions to the email
address given to us when booking the survey; one has the terms attached and the other
has links to the Terms and Conditions on our website (for a limited time). If you have
not received these please phone your contact immediately. &
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O°
1. The electrical regulations — Part P ofﬁé Building Regulations
[ J
2. Information on the Property

3. French Drain Article &
N

4. Listed Details O
Ke
\@&
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THE ELECTRICAL REGULATIONS
PART P OF THE BUILDING REGULATIONS

Here is our quick guide to the Regulations, but please take further advice from a
qualified and experienced electrician.

From 1st January 2005, people carrying out electrical work in homes and gat%\’

significant electrical work carried out in the home will have to be underf: a
registered installer or be approved and certified by the local authorit@) flding
control department. Failure to do so will be a legal offence and ¢ résult in a
fine. Non-certified work could also put your household insurantqlic at risk.

in England and Wales must follow new rules in the building regulatioga

If you can't provide evidence that any electrical install n@rk omplies with
the new regulations, you could have problems whef it gomes to selling the

property. L,
There will be two ways in which to prove comp@.

1. A certificate showing the work has@en®done by a Government-approved
electrical installer - NICEIC Electri ontractor or equivalent trades body.

2. A certificate from the local a@)’r&y saying that the installation has approval
under the building regulati

Homeowners will still,beﬁ&o do some minor electrical jobs themselves. To
help you, we've put to eﬁg his brief list of dos and don'ts.

Work You Cannet do Yourself

« Com caeworrewiringjobs.

. ){?mx changes.
% ding lighting points to an existing circuit in a 'special location' like the

kitchen, bathroom or garden.
« Installing electrical earth connections to pipework and metalwork.

« Adding a new circuit.
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INFORMATION ON THE PROPERTY MARKET

We used to include within our reports articles on the property market that we thought
would be of interest and informative to you, however we were concerned that in some
cases these did not offer the latest information. We have therefore deci to
recommend various websites to you, however it is important to realise @fed
interest the parties may have and the limits to the information. %

N

www.landreg.org.uk &
This records the ownership of interests in registered land in En nd Wales and
issues a residential property price report quarterly, which is fr charge. The Land

Registry is a Government body and records all transactiopS*as¥ar as we are aware,
although critics of it would argue that the informatiof is n many months out of

date. L(
Ni

The Royal Institution of Chartered @e;/ors offer quarterly reports via their

members. Although this has been €riticised as being subjective and also limited,
historically their predictions havgbeen found to be reasonably accurate.

@)

www.halifax.co.uk and .nationwide.co.uk

WWW.rics.org.uk

Surveys have been med out by these two companies, one now a bank and the other
a building socie many years. Information from these surveys is often carried in
the national e@lt should be remembered that the surveys only relate to mortgaged
propertie %hich it is generally considered represents only 75% of the market. It
should alst_be remembered that the national coverage of the two companies differs
and t%ﬂ(ey may be offering various incentives on different mortgages, which may

quality of information offered. That said they do try to adjust for this, the

t m
\%ess or otherwise of this is hard to establish.

www.hometrack.co.uk

This gives information with regard to house sale and purchase prices.
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www.motleyfool.co.uk

We also like the Motley Fool website which is a general financial site and although it
is selling financial services and other services they do tend to give a very readable
view of the housing market.

www.rightmove.co.uk

This is probably the largest Internet search engine for estate agency saf %30 has
useful information with regard to prices of property (but it is not th having

a chartered surveyor value it).

www.zoopla.co.uk g
This is a good website for seeing the prices of propertiesfor sale in a certain postcode

area. &

HistoricEngland.org.uk and BritishL@i‘ldinqs.co.uk

These are good websites for @b&ishing if the property is Listed and general
information on Listed bundl®

o@
c;—;
\%&Y”
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French Drain

Using a French drain to resolve a dampness problem

We are finding where we are asked to look at damp walls and damp floors or damp probiems
in general, that commonly it is because the external ground level is higher than tﬁﬁ

ground level, or airbricks have been blocked, or simply paving slabs, decklng ettes
have been used to form a patio area. This then discharges any rainwater again: %lldmg

Quite often the solution is to add a French drain.

Whilst French drains are quite simple and are basically nothing’@ trenches filled

with gravel, although there is a bit more to them as we will explai are almosta D.LY.
job for most people and they are relatively easy to install arewlow cost. However, you
do need some care and attention, otherwise you can install What ve have heard referred to,

as the French pond. \[
0 FRENCH DRAIN
What use is a French drain? R
Q SR Lower ground level
- - - - >\

A French drain is a trench, the width of a roximately six -
inches or 300 millimetres wide, or th of your spade,
and is approximately twice the de@ 12 inches or 300

millimetres. In most cases this fice, however, where
there is a great deal of ground you may wish to make
the trench wider and deep

Drainage pipe to soak away = ©
: 1st ) Associated.co.uk

The French drai %as an area where water soaks away quickly. We often recommend

them close bl&ing, but not next to the building, as this helps reduce the ground level

and/or take%ater that is directed at that area away. For example, where a patio has been
put In hich aims any rainwater at part of the wall. As mentioned, whilst a French
&%D I.Y. job, it does need some understanding of how it works.
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French drains must be on a slope

The piping that goes at the base of a French drain should be perforated or, as we did years
ago for land drains, there should be gaps between each pipe. It should be set onto a bed of
firm ground and the pipes should on a fall to the drain. Whilst you should be able to ensure
there is enough fall by sight, we also like the idea of rolling a marble from one %ﬁme
other.

[ J
You will then need to put the pipes down, fill the trench with half an inc N%\ch, of
good sized gravel. You can leave it at that, or in addition you can cover and and then
turf over. This is how a basic French drain is carried out.

The French drain system that we would recommend O 2

This would be as described, although we would add to the n inch or two of gravel on
to which the perforated drainage pipe will rest. It wili,then wrap around that drainage pipe
filter fabric. This is to stop the holes in the perforat from blocking up. By the way,
the drainage pipe should be four to six inches/100 ipietres to 250 millimetres. We would
then fill with gravel. In addition to this, we woutd add a silt trap and this is added in the run
of the pipe and is very similar to a road gull at’s of much use if you don’t understand
how a road gully works). The silt trap is a ngular box with a pipe opening at each end.
The drained water passes onto this an particles sink to the bottom of the box and then
the water travels on to the other si e box, enabling you to feed into a drain.

These are usually made of,gl@nforced polyester and have been available in this form
since the mid-1980’s. Th ¢ normally reinforced with a steel frame for additional
strength and re-bedded ir@ rete.

O

i) over time, clog up, which is why we recommend using a filter fabric.
n with this they will eventually clog up. Unfortunately, there is no dyno-rod
s it is normally fine sand, organic matter or clay that has clogged up the French

The French pond

French dra
Howeveg, e

equiva&%&
dra%p , it is a case of digging it up and cleaning the pipework (or it may be quicker to
just réplace it), adding a filter fabric and re-filling the gravel.
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Listing Details
),:9,.9,9.90,0.90,0.9,0.9.0.9.9.9.90,0.0.0.9.0.9.0.9,.0.9.9,0.9,0.0.0.9.0.9.0,0.0.¢

DESCRIPTION: XXXXXXXXXXXXXXXXXXXX

GRADE: Il

DATE LISTED: XXXXXXXXXXXXXXXX

ENGLISH HERITAGE BUILDING ID: XXXXXXXXXXXX
OS GRID REFERENCE: XXXXXXXXXXXXXXXXXX

OS GRID COORDINATES: XXXXXXXXXXXXXXXXXX
LATITUDE/LONGITUDE: XXXXXXXXXXXXXXXXXX

LOCATION: XXXXXXXXXXXXXXXXXXXKXXXK
LOCALITY > XXXXXXXXXXXXXXXX

LOCAL AUTHORITY : XXXXXXXXXXXXXXXXXX
COUNTY : XXXXXXXXXXXKXXXKXX

COUNTRY . XXXXXXXXXXXXX
POSTCODE > XXXXXXXXXXXXXXXXXXXXXX

Listing Text O o

XXXXKXXKXXXXXX O

XXXXXXXXXXXXX (west side) 6 ’
&
! '{b"

Public house. xxxxxxx XXXX

0 9,0,0.9,0,0,9,0,0,9,0,0.9,0,0,9,0,0,9,0,0,0,0,

Colourwashed re .

Slate roof, hippe he right and with brick coped left gable

with gable s Ingle tall lateral stack. Dentillated eaves.

2 storeysyA3 bay front with plinth. Central doorway in C20

gabled ially glazed porch with inner panelled door. Doorway

flanke single tripartite plain sashes with segmental heads.
Zmﬁashes above. Interior with chamfered beam with triangular stops.

Listing NGR: XXXXXXXXXXXXXXXXXXXXXX
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