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A. GENERAL INFORMATION

Al

A2

A3

A4

A5

A6

A7

Name and Address of Client

Address of Property

Date of Inspection

5™ January 2009

Surveyor

John Elam, FRICS FBEnNg
Weather

Dry, bright and cold.
Roads

The property is made up and assumed to be Adopted by the Local Authority
but your legal adviser must confirm this.

Scope of inspection

Our inspection of this property covered all those parts of the building that
could be seen either from ground level externally or from the interior,
including accessible roof spaces.

Binoculars were used to examine roof slopes, chimney stacks etc.
externally, and a dampness test meter was used internally.

Many parts of a building such as foundations and sub-floor areas are
concealed during construction and we do not disturb these. It follows, for
practical reasons, that we have not inspected woodwork or other parts of the
structure that are covered, unexposed or inaccessible, and we are, therefore
unable to report that any such part of the property is free from defect.
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This is particularly so with regard to the main roof void where space is
extremely restricted owing to the presence of the water storage tanks and a
large amount of stored items which we could not disturb. Our survey was
restricted to what we could see from the vicinity of the ceiling hatch.

Similarly, we cannot always establish whether a property has had wall cavity
insulation provided, and we may not be able to comment on the type or
suitability of the insulation material unless the Vendor can provide specific
information about it. Certain types of foam insulation in particular can result
in damp penetration problems where injection was carried out
unsatisfactorily and bridging of the cavity results. Some doubts have also
been expressed on the possibility of toxic fumes emanating from some foam
insulation, but there is no evidence at present that this is a significant
problem in this country.

No inspection was possible of the cavity wall ties. There is no superficial
evidence of failure or weakness of these ties, but there is growing evidence
that corrosion can develop in ties, particularly in any houses built before
1982, when an improved British Standard on galvanised coating was
introduced. A definitive answer on the condition of ties can probably only be
obtained by cutting a sample selection out of the walls and having them
laboratory tested. We do not consider that the present general evidence on
the problem is sufficient to justify this. It is something that should, however,
be borne in mind in case at any future time any cracks or irregularities
appear in any external cavity walls that might be a pointer to this type of
defect.

Where a house is occupied or fully furnished and has extensive floor
coverings, this again limits the inspection possible, particularly of floor
surfaces. We did take random check readings with our damp meter through
the fitted carpets that we could not lift, but if you are able to arrange for
furnishings to be moved and floor coverings lifted, we should be pleased to
make a further inspection of such areas.

As far as the service installations (gas, electricity, hot and cold water, space
heating and drainage) are concerned, our inspection was a limited
superficial one and in the absence of specific tests we cannot give any
warranty as to their condition, design or efficiency.

The suitability of the main supplies and acceptability of the installations
connected to them is something on which the gas, water and electricity
authorities have the final word. This applies perhaps most particularly to the
Gas Board who should be asked to inspect if you want to be completely
assured on this.

The central heating system was in operation at the time of our inspection

and no test was applied. The installation of central heating is a specialist
matter governed by regulations set out by various bodies. We cannot
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guarantee that the installation fully complies with these regulations. If you
require further assurance on the heating installation we must recommend
that a specialist heating engineer is asked to inspect and report on the
system.

Underground pipes from rainwater downpipes or gullies were not traced or
tested.

Calculations of the load bearing capacity of floors, structural steelwork or
pre-cast concrete framework have not been carried out and we can give no
opinion as to their strength or suitability for your purposes.

In our report we refer to approximate time scales for repair work etc. and for
your guidance, and the avoidance of doubt, our definition of these is as

follows:
Short term - within 1-2 years
Medium term - 2-10 years
Long term - 10 plus years

In drafting this report we have limited comment to the more material matters
and in particular have not listed individually such minor items as slightly
loose door or window fittings or minor decorative blemishes which have no
structural significance.
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B. DESCRIPTION

Bl

B1.1

B1.2

B1.3

B1.4

B2

Description

Type and Age

The property comprises a two-storey centre terraced house thought to
have been constructed for the Local Authority 35 years ago.

The property has been extended to the rear (conservatory) and to the front
(porch).

Construction

The property is of traditional construction comprising cavity brick walls
(part shiplap clad) set beneath timber framed interlocking concrete tile
covered roofs. Floors are part solid, part suspended. Windows are mainly
double glazed UPVC casement type. The property is plastered
throughout.

The property benefits from connection to all main services, with gas central
heating.

Accommodation

First Floor:
Three bedrooms, bathroom/WC

Ground Floor:
Two reception rooms, kitchen, WC, porch, conservatory

Garage and Grounds

There are gardens front and rear. There is no off-street parking facility.
Location
The property is situated in an established residential area with properties

of similar character and age, convenient for all local amenities and
transport facilities. There is some nearby commercial usage.
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Any reference to left or right is taken from our observation from the road
side and facing the front elevation. The front of the property faces
approximately North.

We have not had sight of any environmental audit. Your legal adviser
must carry out a full environmental search and fully discuss any
implications with you. This report and valuation is provided on the basis
that there is no contamination or other adverse factors.

We are unaware of any development or road widening proposals that are

likely to affect the property directly. We recommend, however, that you
instruct your legal adviser to make the usual searches in this regard.

B3 Circumstances of Inspection

The property was occupied and fully furnished at the time of our
inspection. This prevented a detailed inspection of some areas of the

property.

All fitted and built-in cupboards or wardrobes, including the understairs
space, contained stored items, preventing a proper internal inspection of
these areas.

Not all sections of the roof coverings are visible from ground level or with
the aid of a 3m ladder, and we therefore cannot verify that such areas are
free from defects.

Our inspection was limited to those parts which could be seen from ground
level within the boundaries of the property and from the public highway or
rights of way.

It was not raining at the time of our inspection, therefore we cannot
comment upon the adequacy or water tightness of rainwater goods.
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C. CONDITION

C1

Movement

From measurement the main enclosing walls to the property were found to
be 275mm thick. This together with our visual inspection of the external
walls leads us to conclude that the method of construction to the main
enclosing walls is likely to be cavity brickwork.

From inspection and measurement internal walls are believed to be of
masonry/block construction faced with plaster in combination with
plasterboard on timber stud.

From inspection the ground floor is believed to be of solid concrete
construction which is believed to derive its support from the ground
immediately below.

Intermediate floors are from inspection and measurement believed to be of
suspended timber construction.

The site contour is generally even. There are no significant areas of land
fall, changes in ground levels or significant retaining walls to the site.

As stated previously in our report we believe that the subject property was
built in or around 1973. Having regard to this statement we believe that in
all probability if the existing foundations or footings were to be exposed they
would be found to be of inadequate depth if compared to the current
requirements of the Building Regulations for foundation design. This
statement can be applied to many properties within the UK and we are
certainly not suggesting that Building Regulations should be applied
retrospectively to this property.

Furthermore we would advise that from our inspection of the property there
is no current evidence to suggest that the property has been affected by
problems which could be attributed to ground movement, foundation failure
or subsidence damage. We would however recommend that it would be
prudent on your part to make formal enquiries via your solicitor of your
proposed building insurers prior to exchange of contracts and to obtain
confirmation that the property will be insured on an “all risk basis” during the
period of your ownership and therefore if future problems with ground
movement, subsidence, settlement or foundation failure were ever
encountered that this would be a fully insured peril subject to the payment of
any policy excess. In the event that such confirmation cannot be obtained
then this matter should be referred back to us in order that we can advise
you further before you are committed to purchase.
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Cc2

C3

Confirmation from your proposed building insurers regarding the current and
future insurance status of the property is particularly important as we can
only advise upon the current condition of the property. We cannot comment
upon future climatic changes and in particular the effects which periods of
adverse weather could have upon the subsoil and the structural stability of
the property.

We can advise that the main enclosing walls have been visually inspected.
Horizontal mortar bed joints and vertical perpend joints were tested where
possible with a spirit level and were generally found to be level and upright.
Door and window openings are squarely incorporated. No undue bulging,
dishing or deflection was noted across the wall surfaces. All of this enables
us to advise that to date there is no visual indication to suggest that the
main enclosing walls have been affected by problems associated with
structural movement.

The main enclosing walls have been inspected to determine whether there
is any evidence of roof thrust (outward leaning of the walls caused by
pressure exerted on to the top of the walls by the roof frame).

We are pleased to report that no evidence of outward leaning to the main
enclosing walls was noted. Internally, from inspection, the roof framework
has been well constructed and the timbers adequately restrained.

Trees on site

There are no significant trees within potential influencing distance (the
distance within which a tree can affect the foundations or drains of the

property).

Timber Defects

Having regard to the age of the property it is likely that timbers used in
construction were pre-treated prior to use.

From our inspection we would confirm we found no evidence of defect but
you will appreciate many timbers are hidden during the construction process
and therefore cannot be seen.

With regard to the previous treatment we are unable to advise on its
durability and in the longer term you may wish to arrange for the property to
be treated as a precaution. Such treatment should benefit from insurance
backed guarantee.

Dampness

Random probes with a moisture meter have been taken at regular intervals
throughout the property and in particular in the following locations, furniture
and floor coverings permitting:
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1 At ground floor skirting level

2 Around door and window openings

3 Across chimney breasts

4 To solid ground floors

5 To ceilings fixed below sanitary fitments, water producing appliances

and flat roofs.

We are pleased to report that no evidence of rising or penetrating dampness
was recorded in these parts of the property at the time of our inspection.
Externally we can also advise that the damp proof course where visible has
not been bridged. Furthermore no sign of any significant deterioration was
noted to the main wall elevations.

Damp proof course

In most domestic buildings constructed after about 1875, a horizontal damp
proof course of bituminous felt, slate, etc., has normally been incorporated
in the main walls at ground level to prevent the natural ground moisture from
rising up through the walls by capillary action.

For a damp proof course to be completely effective, the DPC should be
continuous and the natural ground level outside the main walls of a house
should be at least 150mm below the level of the damp proof course
(approximately two courses of brickwork).

In places, the external ground level is less than 150mm below the correct
damp proof course level. The ground level should be reduced and paving
re-laid as necessary. Failure to do so could result in the development of
dampness internally, although we would add that no evidence of dampness
was noted internally at the time of our inspection.

Subfloor ventilation

The flooring to the ground floor accommodation is of solid construction
throughout with no requirement therefore for sub-floor ventilation.

Condensation

Condensation within a property is characterised by mould growth. This is
often mistaken for dampness. However mould will not grow on water from
rising dampness. Mould growth generally results from ineffective air flow
around the property and inconsistent levels of adequate insulation,
ventilation and heating. The presence of condensation within a property is
largely determined by the occupants of the property.
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C4

The absence of condensation within this property is not an indication that
the property will not be affected by condensation in the future during your
occupation.

The condensation risk in the bathroom and kitchen can be minimised by the
provision of a mechanical extractor discharging externally and preferably
fitted with a humidity stat to control operation.

Insulation

Insulation is provided in properties generally in the following locations to
retain heat wherever possible in the structure:

1 Between the ceiling joists in the roof space to prevent heat loss
through the roof.

2 To plumbing tanks and pipework within the roof void to prevent
heat loss and freezing of the plumbing system.

3 Within wall cavities to prevent heat loss.

4 More recently within door and window openings via the provision
of double glazing or secondary glazing.

5 In more recent properties within the ground floor structure to

prevent heat loss into the ground.

The extent of insulation required within new properties is the subject of
ongoing review via the Building Regulations. The Building Regulations now
impose stringent requirements on all property developers regarding the
provision of insulation during construction. Within this section of our report
we advise upon the current levels of insulation incorporated, where visible,
and also provide guidance upon measures which you could undertake to
upgrade the current levels of insulation within the property and which will
help to improve heat retention and mitigate your future heating bills.

We would advise that there is a substantial level of insulation within the roof
space, although we believe that in spite of recent compaction this still falls
below the current recommendation which is 300mm of glass wool or
equivalent. You may wish to consider upgrading.

From the extent of our inspection we do not believe that the original wall
cavities have been insulated. Heat loss through the main walls is therefore
likely to be encountered. We would strongly recommend that arrangements
are made for a reputable cavity wall contractor to attend at the property and
provide an estimate to install cavity wall insulation under specialist long term
guarantee.

We would strongly suggest that insulation is undertaken as this measure
once undertaken will improve heat retention within the property.

Windows are of double glazed type and as such offer reasonable levels of
insulation.
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C5.1

Sound transmission

We inspected the property during the day. At the time of our inspection no
significant sound from adjacent properties was noted by us. Having regard
to the age of the property it is unlikely that any effective sound insulation
was provided between adjacent properties at the time of construction.
Therefore it is possible dependent upon the lifestyle of your neighbours that
sound transmission will be encountered by you during your occupation of
the property and which in the extreme could affect your quiet enjoyment.

We strongly advise that prior to exchange of contracts you should return to
the property on a number of occasions particularly in the evening and at
weekends in an attempt to establish who your neighbours are, and whether
the way in which they use and occupy their property will produce
unreasonable levels of sound transmission which will affect your quiet
enjoyment of the property and if known to you prior to purchase, would lead
you to reconsider your proposal to purchase the property.

We would also recommend that formal legal enquiries should be made of
the vendor to determine whether any previous problems with noisy
neighbours have been encountered by them during the period of their
ownership.

External noise

We are not aware of instances of aircraft, rail or road noise affecting this
property. We would however recommend that it would be prudent for your
Legal Adviser to make formal enquiries of the Local Authority prior to
purchase to determine whether there is any recorded evidence of noise
pollution within the postcode of RG2 8TX and which if known to you at this
time would lead you to reconsider your purchase of the property. In
addition, as part of pre-contract search enquiries, your Legal Adviser should
determine whether there are any proposals for adjacent development or
alteration to transport facilities (road, rail and air) which could impinge upon
your quiet enjoyment of the property.

Roof Coverings

The main roof is timber framed and clad with interlocking concrete tiles. The
roof pitch is from a central party wall to eaves level which is also the party
wall line of the other side of the property.

The roof slopes have been viewed from ground level however due to the
roof style and lack of access only a very limited view was possible.

From our restricted inspection we would advise that the main roof slopes
over the property were noted to be acceptably even and free from any
undue distortion, deflection or distress. This suggests that the roof
framework is dealing adequately with the imposed load of the roof covering.
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C5.2

C5.3

The tiles incorporated appear to date from the time of construction. We
therefore estimate that the tiles are approximately 35 years of age. We
advise that tiles of this type should have a normal life expectancy of 80 to
100 years dependent upon the quality of the tiles and maintenance
undertaken during the life of the building. We therefore advise that in our
opinion the tiles should have a remaining life expectancy of approximately
50 years and after which time it is likely to prove more cost effective to strip
off and recover the existing roof with new tiles rather than undertake
ongoing maintenance.

Though we saw no evidence of defect we would recommend that you
monitor the condition of the pointing beneath the ridge tiles and also of
verges as this will gradually deteriorate and in the longer term need to be
renewed to prevent wind damage.

We would draw your attention to the valley gutter running along the right
hand side of the property above the party wall. This gutter cannot be
viewed from ground level. Being out of sight it is out of mind. There is
potential for it to fail, either as the result of the materials ageing or more
likely the gutters becoming clogged and filled with debris and simply
overflowing. A periodic inspection is recommended and, if appropriate,
repairs carried out.

Chimneys
None provided.

Rainwater Disposal

Rainwater fitments are of UPVC specification and have been fixed around
the perimeter roof slopes to collect rainwater outfall. Rainwater outfall is
then discharged via downpipes which in turn discharge below ground level
into either soakaway chambers or surface water drainage systems.

To the rear of the property the gutter is located at eaves level but this can
only be accessed form the adjacent garden as can the downpipe. Bearing
in mind that periodic maintenance will be required, your legal adviser should
confirm that you have right of access on to the neighbour’s property.

To the front of the property the gutter from the adjacent neighbour’s property
discharges on to the roof of the porch. Firstly we would advise that this is
bad practice and is likely to cause overflowing, and also bearing in mind that
this is the neighbour’s rainwater discharge, the neighbour will require access
on to your land for the purpose of maintenance of the gutters.

In general we would advise that rainwater installations require regular and
ongoing maintenance. We would recommend that on a yearly basis the
gutters, including the valley gutter, are cleared of debris, then on a three
yearly basis that gutter joints are checked and renewed, fixings secured
and, where appropriate, falls adjusted.
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C5.4 Main Walls

From inspection and measurement the main enclosing walls are believed to
be of cavity brickwork construction clad with UPVC shiplap at upper level on
the front and rear elevations.

The main walls are believed to be formed from a brick outer skin and
blockwork inner skin with a cavity between. From our inspection we advise
that the walls were found to be level and upright with no undue bulging,
dishing or deflection apparent and with the door and window openings
squarely incorporated.

The walls to this property are built utilising cavity construction with an outer
and inner skin with a space, the “cavity”, in between. The two skins should
be connected at intervals with metal wall ties.

We would advise that wall ties incorporated in properties built before 1982
are prone to problems with corrosion, particularly in coastal locations. The
“telltale” signs of corrosion and failure of wall ties are bulging within wall
surfaces and horizontal hairline cracking through the pointing. Whilst no
evidence of wall tie failure was noted to the subject property, we have not
been able to inspect the wall ties due to their location within the cavity.

A detailed inspection upon the condition of the wall ties can only be
undertaken by drilling a hole through the outer leaf of the cavity and
inserting an endoscope. From the extent of our inspection we do not
believe that such an inspection is required at this time. However if at any
stage during the period of your ownership the telltale signs of wall tie failure
become apparent, it is important that this matter should be referred to us in
order that we can advise you regarding further investigation and remedial
repair which may be required.

The bricks incorporated into the construction of the external walls have been
the subject of a visual inspection. We are pleased to report that the bricks
were generally noted to be in satisfactory condition free from any evidence
of widespread impact damage, spalling, flaking or deterioration.
Furthermore we therefore advise that as long as the external pointing which
holds the bricks in place is maintained in a satisfactory condition the bricks
should have a good remaining life expectancy.

The cement which holds the bricks together is referred to as the pointing.
The mortar pointing to the brickwork is in a satisfactory condition with no

immediate repairs required, although localised re-pointing may be required
from time to time.
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C55

Pointing can become damaged by weather and wear over the years and
become recessed to a degree where rain and weather can penetrate,
causing internal dampness. When raking out to re-point, it is important that
the raking out is to a sufficient depth. This should not be less than 20mm but
deeper raking out is preferable. Frost can otherwise get behind the pointing
and push it out in a very short space of time. The pointing itself should not
be stronger than the bricks to which it is applied. Too high a cement content
can allow shrinkage cracking.

UPVC cladding provided at upper level appears to be in satisfactory
condition with no apparent evidence of defect. We would however remind
you that this cladding will need to be washed frequently to prevent staining.

External Joinery

Windows on the front elevation and at upper level to the rear have been
replaced with double glazed UPVC casements. At ground level to the rear
the original aluminium sliding units have been retained. The front entrance
door is of timber panelled type. At roof level there are timber fascia boards.

Replacement double glazed units incorporated into the property were
inspected. We are pleased to report that the units were generally found to
be well restrained within openings. Where tested, casements were found to
be in working condition and no evidence of failure to double glazing seals
was noted.

We would recommend that copies of any guarantees should be obtained
prior to exchange of contracts. Confirmation should also be obtained that
the guarantees are current, effective and will pass with Title, and which
would confirm that in the event that the double glazing does not perform
adequately in the future, repairs or replacement would be covered by the
long term guarantee.

The quality of double glazing units can vary. Whilst the units in the property
appear sound at present, no comment can be made about long term
durability. The seals of the double glazed units can fail, depending upon
the quality of workmanship when they are formed, resulting in misting of the
voids. Should this condition occur, the only effective remedy is complete
replacement of the glazing units. Evidence of this condition can be
intermittent and is largely dependent upon prevailing weather conditions and
therefore is often difficult to detect particularly during winter months. The
double glazing should therefore be monitored and replacement to failed
double glazing panes undertaken when noted.

The aluminium units show a degree of wear and tear however whilst the
conservatory remains in use these units are protected from the elements
and as such are considered satisfactory.
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C5.6

C5.7

The front entrance door opens and closes although the locking mechanism
is defective. This door is adequate and bearing in mind it is protected by the
porch repair is not required other than for aesthetic purposes.

Our inspection of fascia boards was restricted to what could be seen from
ground level. There does not appear to be any significant decay although it
is apparent that decorations have been neglected and the timbers are at risk
of dampness. The true condition of these timbers will need to be confirmed
from a roof level inspection during the course of normal redecoration.

External Decoration

Decorations where appropriate are in poor order and we recommend that
you arrange for these to be renewed as soon as practical after purchase,
and thereafter on a three-yearly basis.

We would remind you that all plastic surfaces should be washed down
frequently to prevent staining.

Other

Built on to the rear of the property there is a conservatory. This is of DIY
quality built off a simple concrete slab, with rendered block apron walls,
single glazed timber windows/wall panels, all topped with a felt covered flat
roof.

This structure is of poor quality. It is deteriorating and there is evidence of
DIY quality repairs. We strongly recommend that you consider removal of
this conservatory, possibly replacing it with something more practical.

To the front of the property a porch has been provided. This too is of DIY
quality, of largely timber framing supporting a tiled roof. There is evidence
of decay and deterioration. Again we would recommend that you consider
replacing or removing this.
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C6 The Interior

C6.1 Roof Space

We were able to gain access into the roof space via a hatch from the first
floor landing. There is neither ladder nor light.

The roof framework is formed from prefabricated timber trusses overlaid
with felt.

Our inspection of the roof void was restricted by storage, insulation and roof
lining. It is advisable to remove all unwanted waste and stored material
from the roof space and we would recommend that confirmation should be
obtained from the vendor that this task will be completed prior to purchase
of the property.

Our inspection did not include a roof load calculation as this would be within
the realm of a Structural Engineer.

A general inspection of the roof timbers has been made but we have not
examined each surface of every length of timber because of the style of
construction and restrictions of access to all surfaces.

Individual timber trusses have been inspected. The trusses were found to
be level and upright and are adequately located at approximately 600mm
centres. However there is a lack of adequate horizontal and diagonal timber
bracing. Having regard to the age of the property this is not considered
surprising.  However the provision of adequate bracing is strongly
recommended to prevent the possibility of displacement to the timber
trusses. We would advise that the installation of horizontal and diagonal
timber bracing can be undertaken easily and with limited expense. We
therefore recommend that arrangements must be made for a reputable
contractor to attend at the property and provide an estimate on the basis of
the following:

ACTION

Arrange for a reputable contractor to attend at the property and provide an
estimate to supply and fix horizontal and diagonal bracing using minimum
75mmx25mm timbers twice nailed to every rafter immediately below the
ridge and on each slope running from the ridge to eaves. Where
overlapping timbers are incorporated these should be overlapped across
approximately two rafters. All recommendations for repair made must be
undertaken.

From inspection no sign of any timber decay, rot or deterioration within the

timbers comprising the roof framework were noted by us at the time of
inspection.
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C6.2

C6.3

Under no circumstances should any of the timbers which comprise the roof
framework be removed without first consulting a Structural Engineer as it is
imperative that the roof framework is properly supported. Removal of
timbers without specialist advice could result in undue distortion, deflection
or distress within the roof framework and in extreme cases cause the roof to
be inadequately framed.

There is a layer of felt between the roof coverings and structural timbers.
This acts as a secondary means of defence against wind-driven rain and
snow. As far as could be seen this felt was in good order.

The roof space is not adequately ventilated and condensation could occur
on vulnerable surfaces; adequate ventilation should be provided. A through
flow of air around a loft space is necessary to dry out any condensation
which forms. We therefore recommend that incorporation of either air
bricks through gable walls or ventilation through the eaves boarding. Any
insulation provided should be eased back at eaves level to encourage the
throughflow of air.

The party wall that separates the roof space of this property from the
adjoining property is constructed of masonry to a satisfactory standard. This
wall offers both security and fire protection.

Ceilings

Ceilings within the property are of plasterboard construction decorated with
artex.

We found no significant defect. Minor surface defects and shrinkage cracks
should be made good as necessary prior to future redecoration.

Artex has been used within the property. This is a textured plaster which
was provided usually as a skim coat to the plasterboard. This material tends
to contain a relatively small quantity of asbestos fibre as a binder. The use
of ashestos ceased in July 1984. On the basis of the likely age of the
textured finish it is therefore recommended that the artex is not worked or
sanded in any way as this process could release fibres into the atmosphere.
If it is desired to remove this material then specialist advice should be
sought. In our opinion it is likely to prove easier to overboard and replaster
the ceiling using extra long nails and leave the existing ceiling in its current
position.

Floors
From inspection the ground floor is believed to be of solid concrete
construction which is believed to derive its support from the ground

immediately below.

Intermediate floors are from inspection and measurement believed to be of
suspended timber construction.
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C6.4

The property was occupied and fully furnished at the time of our inspection
and no removal of furniture or floor coverings was undertaken. In particular
floor coverings were not removed or lifted at the edges and no inspection of
any subfloor voids was undertaken. A spirit level was used to determine
levels within the main areas of the property.

Where solid, we can report that the floor was found to be firm, level and tight
to the underside of floor skirtings.

No ramping, dishing or deflection was evident.

At the point where the floor passes through internal and external door
openings no difference in floor levels was noted. The floor was found to be
firm underfoot and there was no evidence of widespread resonance
(hollowness).

In conclusion, we therefore advise that no visual indications were noted by
us at the time of inspection to indicate that the ground floor slab has been
affected adversely by problems which could be attributed to ground
movement.

At upper level the suspended floor appeared level and sound with no
obvious evidence of defect or distortion.

We would draw your attention to the floor coverings, particularly at ground
level where there is some laminate and also some ceramic tiling. We found
no evidence of defect but would recommend you obtain spare tiles and
laminate sections to carry out repairs should the need arise. You will
appreciate that as time goes by, matching materials will become
increasingly more difficult to obtain.

Internal Walls & Partitions

Internal walls to the property are believed to be of brick/block construction
faced with plaster in combination with plasterboard on timber stud.

The internal walls appear structurally sound with no obvious evidence of
internal structural movement. Both the walls and the various doorways and
window sills were tested with a spirit level and found to be plumb/level.

We found no evidence of defect. Minor blemishes and shrinkage cracks
should be made good prior to future redecoration where necessary.

Ceramic tiles have been employed in the kitchen and bathroom to provide
splashbacks and decoration. The tiling was observed to be in good order.
We would remind you that these tiles are intended too prevent water
penetration damaging the structure. To achieve this, the tiles must be
securely fixed to the wall, the grout between tiles and the sealant between
tiles and sanitary fittings maintained in good order at all times.
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C6.5

C6.6

C6.7

Evidence would suggest that some alterations have been carried out within
the property affecting mainly non load-bearing partitions. We found no
evidence to suggest that workmanship was substandard or causing a
defect.

Fireplaces, Flues, Chimney Breasts

None provided within this property.

Internal Joinery

Internal joinery comprises timber skirtings, architraves and linings. Internal
doors are of timber panel type. A timber staircase connects the ground to
the first floor. Built in fitments have been provided within the kitchen.

Skirtings, architraves and linings have been neatly incorporated into the
property and were found to be well restrained.

The original doors have been replaced with timber panel type. Whilst we
found no major defect we would advise that one or two doors require minor
adjustment to ensure they catch and close as intended.

The timber staircase was found to be easy to ascend and descend. The
handrail and balustrading were found to be well secured with no damage
evident.

Within the kitchen there is a range of built in units incorporating a number of
integrated white goods. The units were observed to be in good serviceable
order although white goods were not tested.

There are a number of wardrobes within the property. These generally
appear serviceable although we would advise that the doors within the rear
main bedroom are missing and should be replaced.

Therefore in conclusion we would advise that the internal joinery is
generally considered to be in a satisfactory condition having regard to the
type and age of the property and as such only future upgrading will be
required specific to your own requirements for the property.

Internal Decoration

Internal decorations to the property have been completed to the
specification of the current owner. We would advise that the general quality
of internal redecoration is satisfactory having regard to the age and style of
the property. However internal redecoration is a very personal issue and
decoration that appeals to one occupier may not appeal to another. We
therefore advise generally that only future internal redecoration of the
property to meet your own taste and requirements should be anticipated as
part of general maintenance and upkeep on an ongoing basis.
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During the course of our inspection the property was fully furnished with the
owner in occupation. When the property is vacated and pictures and
furnishings and other objects have been removed, the decorations will
present a more marked appearance than at the time of our inspection. We
have not commented in detail upon the decorations and assume you are
aware of their condition.

C6.8 Other

None.
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D. SERVICES

The main service installations within this property have been the subject of a
purely visual inspection only and have not been formally traced or tested by
us in any way. The information provided within this part of the report is
purely for your initial advice and consideration only. Should you wish formal
service tests to be undertaken we would be pleased to arrange these on
your behalf and upon receipt of your formal instructions. However we do
make the following initial observations at this time.

Legal enquiries must confirm that all main services have been connected to
the property.

D1.1 Electricity

A mains electrical supply is believed to be connected into the property.
Legal enquiries must be made of the electricity provider to confirm this. A
meter and consumer unit are located within the hall cupboard.

Although the electrical installation was noted to be operational at the time of
inspection, we advise that we are not aware of a recent test certificate to
confirm that the installation does comply with the current requirements of the
Institute of Electrical Engineers (IEE).

We strongly recommend that formal enquiries should be made by your legal
adviser, or the vendor, on this point prior to purchase.

This recommendation is particularly important as, from 1 January 2005, any
electrical work undertaken within a dwelling must comply with Part P of the
Building Regulations and a certificate issued by a fully qualified electrical
contractor (NICEIC/ECA registered) to confirm compliance.

ACTION

In the event that satisfactory documentation cannot be provided, we advise
you in the strongest possible terms to arrange for the electrical installation to
be formally traced and tested prior to exchange of contracts in order that
you may be aware of any part of the installation which requires upgrading,
repair or replacement and for the cost implications to be known prior to
purchase.
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D1.2

Please note that the installation does appear to be of some age (probably
original) and also that there are some loose wires, and wiring to the
conservatory does not comply with current regulations. Some upgrading
must therefore be anticipated.

A large number of fires in domestic properties are caused by poorly or
incorrectly wired electrical appliances. In addition the requirement for
electrical appliances within properties has increased considerably in more
recent years, which can often result in excess loading to the electrical wiring
installation.

We strongly recommend that the wiring to all electrical appliances should be
checked by a NICEIC electrical contractor to ensure that they are properly
completed and therefore do not present risk of damage to the property or
injury to persons from their use.

We would also advise that if, to meet your own electrical requirements, it is
necessary to use double plugs and extension leads, you should arrange for
an approved electrical contractor, preferably NICEIC registered, to attend at
the property and provide an estimate to upgrade the system to provide
sufficient electrical outlets to meet your own requirements.

We strongly advise that the use of double plugs and extension leads is
avoided wherever possible.

Gas

A mains gas supply is connected in to the property to a meter located in the
hall cupboard.

The gas supply did appear to be operational at the time of inspection as the
property was occupied by the vendor.

ACTION

In the absence of a specific test and report on the gas installation by a
qualified gas engineer we advise that there may be defects to those parts of
the gas installation or gas appliances that may be concealed. We have not
undertaken a test on any part of the installation and are unable to confirm
the installation is free from defect or suitable for ongoing use. If you wish to
be completely assured regarding the current condition of the gas installation
then we recommend that a competent CORGI registered gas engineer is
instructed to attend at the property to carry out a thorough inspection of the
installation and to advise upon its current condition.
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D1.3 Water (Plumbing/Sanitary Fittings)

The property is believed to benefit from a mains water supply. Prior to
exchange of contracts we recommend that legal enquiries should be made
of the vendor/the local water authority to determine whether the incoming
water supply has been renewed in more recent years. If so, copies of any
documentation should be obtained.

In the event that confirmation cannot be obtained on this point then we
advise that having regard to the age of the property it is likely that if the
supply pipework from the mains supply to the property (and which is the
responsibility of the individual property owner) were inspected it would be
found to be currently ineffective and possibly leaking.

In addition, if a water meter is not currently fitted it is possible that the water
authority may fit a water meter following completion of your purchase and
which may then reveal leakage and the need to undertake repair. It is,
therefore, important that further investigation on these points should be
concluded in order that the extent of any future repairing liability can be
determined.

The internal cold water stop valve is thought to be located beneath the
kitchen sink, but was not inspected. It is important that all occupiers of the
property are made aware of its location in order to plumb in new fittings or to
turn off the supply in the event of an emergency.

The external stop valve is located in the front pavement. The access to the
stop valve should be maintained to ensure that in the event that access is
required to isolate the supply, this can be easily achieved.

In-line stop valves were noted to internal fittings and fitments; these are a
useful way of isolating localised water supply to enable localised
maintenance or replacement of appliances to be undertaken.

Pipework where visible is in copper. We would confirm we found no
evidence of leakage although you will appreciate that much of the pipework
is hidden within floor voids, ducts etc.

There does not appear to be any storage facility within the property, the
fittings being supplied direct from the main.

Within the property the sanitary fitments were visually inspected. We can
report that no sign of any visual damage was noted. The sanitary fitments
are adequately secured to adjacent floor and wall surfaces. Hot and cold
water supplies were noted from the taps and no sign of any leakage was
noted when the waste pipes were in operation.
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Adequate water pressure was obtained from the various sanitary fittings
when these were tested over a short period of time, and we therefore
consider it reasonable to conclude that this system is satisfactory although
we obviously cannot advise upon the internal condition of the service piping.

D1.4 Heating

The property is provided with full gas-fired central heating. The boiler being
located within the kitchen, the cylinder (Megaflo) together with the pressure
cylinder are located within the airing cupboard, and there are radiators
throughout the property.

The installation of central heating systems is a specialist fitment. As a
general rule we would advise that the main component parts, and in
particular we refer to the gas boiler and hot water cylinder, will have a life
expectancy of some ten to fifteen years depending upon the quality of
maintenance during that time.

At this stage formal legal enquiries should determine whether the system is
maintained by way of a formal service agreement, ideally with British Gas,
or a similar approved company. If so, copies of any service agreement
should be obtained, studied and maintained by you during the period of your
ownership.

ACTION

In the absence of any suitable service agreement we do advise that it would
be prudent on your part, prior to exchange of contracts, to arrange for a
reputable heating contractor to attend at the property to undertake an
inspection and to advise upon the current condition of the central heating
installation and any gas appliances, whether any of the main component
parts are approaching the end of their useful life expectancy and, if so, the
likely cost implications of repair.

We would then advise that it would be prudent on your part to have the
system maintained on an annual basis, ideally by way of a formal service
agreement with British Gas.

A hot water cylinder is provided within the airing cupboard. No sign of any
leakage was noted at the junction of the tank with the adjacent supply
pipework. The electrical immersion heater is correctly fused. No sign of any
leakage was noted on the floor, all of which indicates that the hot water
cylinder is currently proving effective.
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From the extent of our inspection we would estimate that the size of the
cylinder should be adequate to provide a satisfactory level of hot water
within a property of this type. You should however appreciate that should
you wish to install additional hot water facilities in the property, i.e. additional
hand basins or showers, then the current hot water cylinder may not be of
adequate size or adequate capacity to provide sufficient levels of hot water,
particularly if a number of outlets are used at the same time. Upgrading of
the tank should therefore be considered in line with any proposals to
increase the number of hot water outlets in the property.

As the system is of the modern unvented type and must incorporate special
safety features to relieve accidental build up of pressure. It is essential that
the system is fully checked by a reputable and authorised heating engineer.

D1.5 Other

We have previously recommended the provision and use of extractor fans
within the kitchen and bathroom to help relieve condensation. Fans should
be vented to open air and in the case of the bathroom operated from the
light switch with a 20-minute overrun.

We recommend that all properties should be provided with a smoke alarm
system, preferably mains-operated and linked, one unit being provided at
each floor level thus providing maximum notice of a fire should one occur.

D2 Drainage

Your legal adviser should confirm that the property connects directly to the
public sewer and also establish whether there has been any past drainage
problem at the property or in the immediate vicinity.

We carried out a limited below ground inspection by raising a single
manhole cover located to the front of the property.

From the extent of our inspection, no sign of any leakage or damage was
noted within the accessible/visible parts of the foul drainage system.
However, having regard to the location of the drainage system below ground
level, the vast majority of the drainage system could not be inspected and
no flow test was undertaken. The only way of telling the true condition of the
drainage system is by a full specialist test utilising CCTV cameras.

The foul drainage system should, however, be monitored on an ongoing
basis and repair undertaken at the first sign of any future damage. We
would also recommend that legal enquiries should confirm the extent of any
private sections of drainage, that mains drainage connection has been
completed and your obligations to contribute towards the cost of repair,
particularly if shared with adjacent properties. We would also suggest that
you may wish to make enquiries of your building insurers to determine
whether repairs to the foul drainage system would be a fully insured peril.
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Whilst no test of the drainage system was made, we did run water through
the system and found that it flowed relatively freely with no signs of
significant silting or backing up and with no evidence of structural defect
within the accessible chambers. We would comment, however, that a
specialist test of the full system is the only true way of confirming the
condition of the drainage system.

Evidence would suggest that the drainage serving this property is shared,
therefore your legal adviser should confirm your repairing responsibility.

We would ask you to note that the manhole cover is cracked and should be
replaced.

The visible waste pipes and soil stack appear to be satisfactory where
inspection is possible. We cannot comment upon sections of waste pipes or
the soil stack which are run internally or within ducts.

Surface water drains have not been tested and their condition or
effectiveness is not known. Similarly, the adequacy of soakaways has not
been established although you are advised that they tend to silt up and
become less effective with time.

D3 The Site

D3.1 Garage and Qutbuildings

Located in the rear garden there is a shed. This is of DIY quality featuring a
combination of bricks, blocks, timber and metalwork. It appears serviceable
if somewhat untidy. Consideration should be given to replacing it with
something more appropriate.

D3.2 Grounds

The building is constructed on a rectangular plot of level contour. Your legal
adviser should confirm ownership, location and repairing responsibility with
regard to each boundary.

Bearing ownership in mind, we would advise that to the front of the property,
picket fencing enclosing the garden is in satisfactory condition requiring only
normal maintenance. To the rear of the property, fencing is a combination
of materials including timber and corrugated metal. The fencing is adequate
if somewhat untidy.

To the front of the property there is a slab path which is suitable for its
purpose. To the rear the pavings are a combination of tile, slab and
concrete and are uneven and untidy. Consideration should also be given to
lowering these to prevent bridging of the damp proof course.
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E. LEGAL MATTERS

El

E2

E3

E4

Tenure
Assumed Freehold. This must be confirmed by your legal adviser.

Regulations

A porch has been provided to the front of the property and a conservatory to
the rear. Your legal adviser should ascertain whether Planning/Building
Permission was required and if such approvals were obtained from the
Local Authority.

Guarantees

We have not been advised of any guarantees applicable to the property but
your legal adviser should investigate, making particular reference to
replacement windows. We would ask you to note that guarantees should be
transferable with title.

Other Matters

The property is made up and assumed to be Adopted by the Local Authority
but your legal adviser must confirm this.
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F. SUMMARY & RECOMMENDATIONS

F1 Action

F1.1 Copy of Reportto Legal Advisor

Two copies of this report are provided to you. If you intend to proceed with
the purchase of this property, you must ensure that your legal adviser is
provided with one of these copies.

Following our inspection of the property we strongly advise that a copy of
this report is provided to your legal adviser in order that they can conclude a
satisfactory report and confirm Title prior to purchase. In addition we also
recommend that the following specific legal enquiries must be concluded:

1 The property is to be purchased freehold and free from any
onerous or restrictive covenants;

2 That the property will enjoy free and uninterrupted rights of
vehicular and pedestrian access at all times in perpetuity;

3 Ownership of individual boundary walls and fences which will
therefore establish your future repairing liabilities;

4 Whether the property does benefit from all main service
connections and that these are not shared with adjacent
properties;

5 Copies of any guarantees referred to within this report are
obtained together with confirmation that these will pass with Title;

6 Details of any road widening or proposed development within the

vicinity should be obtained in order that the potential effect these
can have upon the property can be determined;

7 Specific enquiries of the current vendor to determine whether
there have been any disputes with neighbours or other parties
which you should be aware of prior to purchase;

8 Whether the property is located in a conservation area as it is
important that you are aware of the implications.

F1.2 Urgent Repair

No particular matters are relevant under this heading, but please see main
body of report and below.

We would ask you however to take note of our comments regarding the
condition of the conservatory at the rear and the porch at the front of the

property.
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F1.3 Further Investigation

F2

We strongly recommend that you obtain specialist advice on the following
prior to entering into a legal agreement to purchase:

D1 - Electrical installation
D1 - Gas installation
D1 — Heating installation

Should you decide to exchange contracts without obtaining this information,
you will have to accept the risk that adverse factors may come to light in the
future.

Maintenance Considerations

You will note that reference has been made to a humber of defects within
the main body of the report which do not fall within the “urgent repair” or
“further investigation” categories. All of these will require attention either
now or in the foreseeable future. It is strongly recommended that you obtain
estimates and reports, as appropriate, prior to entering into a legal
agreement to purchase in order that you can budget for any necessary
future expenditure.

You should in general terms anticipate an ongoing maintenance, repairing
and refurbishment liability consistent with the age and type of property.
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G. VALUATION

Gl

G2

G3

Market Value

We understand the property has been valued separately for mortgage
purposes.

Insurance Cover

In our opinion the current cost of reinstating the property in its present form
is estimated for insurance purposes to be approximately £136,000 (one
hundred and thirty-six thousand pounds).

Summary and Recommendations

We are pleased to advise you that in our opinion this property is, on the
whole, a reasonable proposition for purchase provided that you are
prepared to accept the cost and inconvenience of dealing with the various
repair/improvement works reported. These deficiencies are quite common in
properties of this age and type. Provided that the necessary works are
carried out to a satisfactory standard, we can see no reason why there
should be any special difficulty on re-sale.

In this regard we would advise that in purchasing an older style property of
this type, any purchaser must acknowledge that there will always be an
inherent maintenance obligation.

Therefore, as long as you are prepared to deal with items of maintenance
repair on merit and as detailed within this report and subject to the property
being suited to your other requirements in all respects, then we believe it is
reasonable for you to proceed with your agreed purchase of the property.

If after studying this report you are in any way unsure or unclear as to the
extent of repair or the likely cost implications involved in effecting repair,
then we do advise that you should obtain estimates in order that the cost
implications are clearly established to you before you are legally committed
to purchase. The financial implications of repair should be incorporated into
any final negotiations between yourself and the vendor.
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As soon as you receive the quotations and reports for the work specified
above, and also the responses from your legal adviser, the surveyor will be
pleased to advise whether or not these change the advice or valuation given
in this report. Only when you have all this information should you decide
whether or not to proceed with the purchase. We recommend you remain in
control of obtaining quotes rather than rely on those provided by others.

You are advised, however, that if you should decide to legally commit
yourself to the purchase without obtaining the above information, you will
have to accept the risk that adverse factors might come to light in the future.

It is important that the builder/craftsman appointed is competent and that
work undertaken is not detrimental to the architectural or historic integrity of
the building, its future condition or conservation of the fabric. It is further
recommended that you discuss any future proposals with the local
conservation officer, as appropriate, prior to commencement of works.

We trust that within this report we provide the advice and information you
require, obviously if we can be of any further assistance please do not
hesitate to contact us.

Finally, may we confirm that our report has been prepared for your initial
advice and consideration. We therefore can only accept responsibility to
you as our client. We cannot accept responsibility to any third party who
may become acquainted with its contents without our prior knowledge or
consent in writing.
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G4 Signature

Signed

Print Name John Elam

Qualifications FRICS FBEng

Date 8" January 2009
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PHOTOGRAPHS

Front elevation

Rear elevation
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Porch

Conservatory — DIY construction
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Conservatory

Conservatory — poor condition
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Shed
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