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About the inspection and report

This RICS Home Survey — Level 3 has been produced by a surveyor, who has written

this report for you to use. If you decide not to act on the advice in this report, you do
so at your own risk.



About the inspection and report

As agreed, this report will contain the following:

a physical inspection of the property (see ‘The inspection’ in section M) and
a report based on the inspection (see ‘The report’ in section M).

About the report

We aim to give you professional advice to:

make a reasoned and informed decision on whether to go ahead with buying the property, or when
planning for repairs, maintenance or upgrading the property

provide detailed advice on condition

describe the identifiable risk of potential or hidden defects

propose the most probable cause(s) of the defects, based on the inspection

where practicable and agreed, provide an estimate of costs and likely timescale for identified repairs
and necessary work, and

make recommendations as to any further actions to take or advice that needs to be obtained before
committing to a purchase

Any extra services we provide are not covered by these terms and conditions, and must be covered by
a separate contract.

About the inspection

We carry out a desk-top study and make oral enquiries for information about matters affecting the
property.

We carefully and thoroughly inspect the property, using our reasonable efforts to see as much of it
as is physically accessible. Where this is not possible, an explanation will be provided.

We visually inspect roofs, chimneys and other surfaces on the outside of the building from ground
level and, if necessary, from neighbouring public property and with the help of binoculars.

We inspect the roof structure from inside the roof space if there is access. We examine floor surfaces
and under-floor spaces, so far as there is safe access and with permission from the owner. We are
not able to assess the condition of the inside of any chimney, boiler or other flues.

If we are concerned about parts of the property that the inspection cannot cover, the report will tell
you about any further investigations that are needed.

Where practicable and agreed, we report on the cost of any work for identified repairs and make
recommendations on how these repairs should be carried out. Some maintenance and repairs that
we suggest may be expensive.

We inspect the inside and outside of the main building and all permanent outbuildings. We also
inspect the parts of the electricity, gas/oil, water, heating, drainage and other services that can be
seen, but these are not tested other than normal operation in everyday use.

To help describe the condition of the home, we give condition ratings to the main parts (the
‘elements’) of the building, garage, and some parts outside. Some elements can be made up of
several different parts.

In the element boxes in sections D, E, F and G, we describe the part that has the worst condition
rating first and then outline the condition of the other part.

RICS Home Survey — Level 3



o Reminder

Please refer to your Terms and Conditions, that were sent to you at the point you (the client)
confirmed your instructions to us (the firm), for a full list of exclusions.
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About the inspection

Surveyor’s name

Les Yates

Surveyor’s RICS number

5627751

Company name

Les Yates Surveys Ltd

Date of the inspection Report reference number
Address

Related party disclosure

No third party relations

Full address and postcode of the property

Address

Weather conditions when the inspection took place
Fine and dry

Status of the property when the inspection took place

Occupied and fully furnished. Floor coverings fitted throughout
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Overall opinion

This section provides our overall opinion of the property, highlights any areas of
concern and summarises the condition ratings of the different elements of the property.
Individual elements of the property have been rated to indicate any defects, and have
been grouped by the urgency of any required maintenance. If an element is made up
of a number of different parts (for example, a pitched roof to the main building and a
flat roof to an extension), only the part in the worst condition is shown here.

Important note

To get a balanced impression of the property, we strongly recommend that you read
all sections of the report, in particular section L, What to do now, and discuss this with

us if required.



Summary of condition ratings

Overall opinion of property

Excluding the outbuildings, the property is well maintained and with consideration to its age and type is in
good overall condition albeit with some age related defects regarding loading the roof with heavy concrete tiles
causing the timbers to deflect, evidence of wood boring insects in the roof timbers and general loss of level in
the old original timber floors. There is some outstanding general maintenance to consider including but not
limited to clearing vegetation from the gutters, restoring/replacing old timber windows and ideally, the
property should be repointed in lime mortar.

As you are familiar with the property and reasonably conversant with its general nature and layout,
descriptive details have been kept to a minimum and | have also endeavoured to confine my remarks to
matters which are material to your consideration as to whether to purchase it. | have not attempted to list
every trivial or minor defect, nor gone into any great detail on the internal decorations.

The property was occupied and furnished with fitted carpets or other fixed floor coverings in all of the
rooms. | cannot rule out that some defects may come to light once the carpets and floorboards are lifted.
Calculations of the load bearing capacity of floors have not been carried out and | can give no opinion to
their strength or suitability for your purposes. | have assumed that the property is erected on suitable land
that has not been designated as contaminated. No investigation of surrounding ground has been
undertaken. In drafting this report, | have limited comment to more material matters and, in particular, |
have not listed individually such minor items as slightly loose door or window fittings or minor decorative
blemishes. Most clients find it useful to read the overall opinion section at the beginning of the report to
first to gain a general overview of the most significant matters. It is important to read the report in its
entirety and considered in detail.

Prior to commitment to purchase, you should conclude any further investigations and advisory notes and
have these priced so that you are fully aware of the financial commitment that you are entering in to. This
property is considered to be a good proposition for purchase provided you are prepared to accept the cost
of the various repairs/improvements required. It is essential that the property is kept in good repair in order
to maintain its value in relation to the market.

| would draw to your attention that my report reflects the condition of the property at the date of my
inspection. It must be accepted that defects can arise, particularly from weather conditions, between the
date of my inspection and your taking up occupation.
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Summary of condition ratings

To determine the condition of the property, we assess the main parts (the ‘elements’) of the building, garage
and some outside areas. These elements are rated on the urgency of maintenance needed, ranging from
‘very urgent’ to ‘no issues recorded’.

Documents we may suggest you request before you sign contracts

There are documents associated with the following elements. Check these documents have
been supplied by your solicitor before exchanging contracts.

Element no. Document name Received
Guarantees for building work
Boiler service records
Electrical test

Circuit alteration or addition in a special location Install a replacement

consumer unit Install one or more new circuits Partial rewire 2025 yes
Pressurized cylinder installation

Boiler installation

Modification to Existing Outbuilding to Allow use as Garage 2011 yes
Conversion of existing garage and store 2003 Yes

FENSA certificate

RICS Home Survey — 3 9



Summary of condition ratings

Element no.

E1

F1

F2

F3

F4

F5

F6

G1

G3

Elements that require urgent attention

These elements have defects that are serious and/or need to be repaired, replaced or
investigated urgently. Failure to do so could risk serious safety issues or severe long-term
damage to your property.

Element name Comments (if applicable)
Roof structure Wood boring insects noted
Electricity Test all services

Gas/oll

Water

Heating Check radiators for leaks
Water heating

Drainage Install new drain access covers
Garage Cracked and deflecting walls
Other Deteriorating decking

RICS Home Survey — 3
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Summary of condition ratings

Element no.

D1

D2

D3

D4

D5

D6

D7

E2

E4

ES

E9

G2

Element name

Chimney stacks

Roof coverings

Rainwater pipes and gutters
Main walls

Windows

Outside doors
Conservatory and porches
Ceilings

Floors

Fireplaces, chimney breasts
and flues

Other

Permanent outbuildings and
other structures

RICS Home Survey — 3

Elements that require attention but are not serious or urgent

These elements have defects that need repairing or replacing, but are not considered to be
either serious or urgent. These elements must also be maintained in the normal way

Comments (if applicable)

Left stack flaunching cracked

Repoint valleys and verges

Clear blockages. Realign front gutter
Raised ground levels

Restore and redecorate timber windows
Restore and redecorate timber doors
Failed roof glazing

Make good the pantry ceiling

First floors are quite springy

Damp around the living room chimney breast

Improve ventilation to the basement

Ground water control measures needed

11



Summary of condition ratings

Elements with no current issues

No repair is currently needed. The elements listed here must be maintained in the normal
way.

Element no. Element name Comments (if applicable)
D9 Other
E3 Walls and partitions
E6 Built-in fittings
E7 Woodwork
E8 Bathroom fittings

NI Elements not inspected Summary of repairs and cost guidance

We carry out a visual inspection, so a number of elements may not have been inspected. These
are listed here.

Element no. Element name

RICS Home Survey — 3



Summary of condition ratings

Summary of repairs and cost guidance

Formal quotations should be obtained prior to making a legal commitment to purchase the property.
Repairs Cost guidance (optional)
Chimney flaunching repairs. Closer inspection advised
Re-point valleys and verges. Closer inspection advised
Guttering works
Restore and redecorate the timber windows
Restore and redecorate the timber doors
Improve security to all doors
Replace/make safe door glazing to conservatory
Reduce ground levels around external walls
Repoint in lime mortar
Replace failed conservatory glazing
Repair stone step to conservatory
Re-level conservatory floor and re-set floor tiles
Wood boring insect treatment
Ventilate the roof space
Make good the pantry ceiling
Structural repairs to the garage
Replace defective garage window and door
Outbuilding ground water control
Install safe manhole covers

Replace/repair timber decking

RICS Home Survey — 3



Summary of condition ratings

Further investigations

Further investigations should be carried out before making a legal commitment to purchase the property.

To make sure you get a balanced impression of the property, we strongly recommend that you read all
sections of the report, in particular the 'What to do now' section.

CCTV drain survey

RICS Home Survey — 3
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About the property

This section includes:
» About the property
- Energy efficiency

« Location and facilities

- v
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About the property

Type of property

Detached house

Approximate year the property was built

1820

Approximate year the property was extended
To be confirmed

Approximate year the property was converted
N/A

Information relevant to flats and maisonettes

N/A

Construction

The property is ‘T’ plan is of solid brick wall construction, likely to be on brick spreader footings, with a
timber framed pitched roof covered with concrete interlocking tiles to the main house and natural slate to

the rear converted barn. The ground floors are of suspended timber construction above the cellar and solid
construction to other areas. The first floor is of suspended timber construction.

RICS Home Survey — Level 3



About the property

Accommodation

Bath or  Separate

: Kitchen Utility Conser-
shower toilet room vatory

Lower
ground

Garden
room

Ground 3 1 1

First 5 3

Second

Third

Other cellar

Roof space

Means of escape

Juliet balcony on the first floor.

Means of escape in case of fire is relevant to all occupied buildings from domestic houses and flats. The
requirements are covered by Approved Document B (Fire safety, specifically B1). The document contains
many parts including fire safety related matters within and around dwelling houses; satisfactory means of
giving warning and means of escape in case of fire; stopping the spread of fire over internal and external
linings; ensuring the stability of buildings in the event of a fire; and to ensure satisfactory access for fire
appliances to buildings and facilities within dwelling houses.

| recommend that soon after purchase you formulate a fire evacuation plan including the route of escape
and exits from the property in the event of a fire. It is recommended that all occupiers are aware of the plan
and it is prudent to practice the evacuation on occasion. The prime function of a window is to naturally light
and ventilate the room into which it is installed. The size of the window and those sections which open, is
therefore important to ensure adequacy in these respects. Windows in some rooms, for example
bedrooms, also need to provide emergency means of escape in the event of fire, for which purpose at least
one of the available opening sections needs to be designed accordingly. Regulations in this respect have
historically been very weak and there are still many relevant windows which fall well short of current
requirements and which therefore warrant immediate replacement on health and safety grounds.

RICS Home Survey — Level 3
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Energy efficiency

We are advised that the property’s current energy performance, as recorded in the EPC, is as stated below.

We have checked for any obvious discrepancies between the EPC and the subject property, and the

implications are explained to you.

We will advise on the appropriateness of any energy improvements recommended by the EPC.

Energy efficiency rating

Current legislation requires provision of an Energy Performance Certificate (EPC) where any property is
marketed for sale. The EPC provides information regarding energy efficiency and advice on how this may
be improved to reduce heating costs and environmental damage. | am not a qualified Energy Assessor
but I note that the Energy Performance Rating is 62(D) with the potential to improve albeit at some expense
to 78(C). Further advice on energy efficiency is available at www.energysavingtrust.org.uk and you may

wish to ask the property owner for copies of recent utilities bills, especially if you are buying a large, old
property that may have poor energy efficiency

Issues relating to the energy efficiency rating

Environmental impact ratings are based on assumptions about average occupancy and energy use. They
may not reflect how energy is consumed by the people living at the property.

The vendor informed me that the EPC is not a true reflection of the properties insulation levels. | was
informed that outside walls are lined internally with insulated plasterboard but this is not accounted for in
the EPC due this not being confirmed by invasive investigations.

Mains services

A marked box shows that the relevant mains service is present.
x Gas x  Electric x  Water x Drainage
Central heating

x Gas Electric Solid Fuel Qil None

Other services or energy sources (including feed-in tariffs)
N/A
Other energy matters

N/A

RICS Home Survey — Level 3
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Location and Facilities

Grounds

The property is on a plot with a drive, patio and paved areas and paddocks. The property is bounded by
masonry walls, hedges and various fence types.

Location

The property is in an established semi-rural residential area which is not convenient for local amenities.
You will no doubt have satisfied yourselves as to the suitability of the location with regard to your particular
requirements

Facilities

We recommend you check that all required amenities can be sourced prior to your purchase.

Local environment

There are no other adverse environmental factors connected with the location of the property, as far as
we are aware, without having made or seen any environmental search reports.

Please refer to the attached interactive (scan QR code) Desktop Research Report (DDR), a market
analysis to help you understand the value of the property and the Key Property Facts (KPF) document for
information regarding but not limited to; flood risk, Radon, Geology, pylons and coal mining.

Other local factors

There are no other adverse environmental factors connected with the location of the property, as far as
we are aware, without having made or seen any environmental search reports.

RICS Home Survey — Level 3
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Outside the property

Limitations on the inspection

External parts of the building are inspected from ground level and, where possible, other nearby vantage
points such as raised areas of ground and accessible flat roofs, skylights and dormer windows etc. BUT it
should be noted that many high level parts of buildings, such as roof areas, chimneys and leadwork, can
be difficult to see clearly from ground level and may, particularly on older buildings, be found to be in poorer
condition when they can be closely accessed than they appear from ground level.

A remote drone camera was used to view as many areas as possible but this has limitations and not all
areas are accessible with this camera.

The terms “right, left, front and rear” apply throughout as if the property is viewed from the named road
frontage.

D1 Chimney stacks o 9 NI

The property has 3 Brick built chimney stacks, 2 chimney stacks are above the left and right gables
to the main part of the property and a third chimney stack to the rear gable. The chimney stacks
have clay pots bedded in mortar called flaunching and are sealed to the main wall with lead
flashing.

The junctions between the roof slopes and chimney stack are generally formed with lead flashings.
These are satisfactory and seen to be watertight, however, lead flashing can work loose over time
due to thermal movement. Lead is best fixed using a flexible sealer as this will not crack under
thermal movement and will not stain or corrode the metal. As and when any works to the chimneys
are carried out we would strongly urge that all elements of the chimney stacks including the cement
pointing around the chimneys be checked.

Chimney stack no.1 is positioned to the main ridge above left gable when facing the front
entrance. The chimney is of brick construction constructed outside of the gable wall with the
remnants of a paint finish. The chimney stack has a single clay pot with a cowl to keep out the
rain. This type of cowl can still allow nesting birds in to the chimney flue. The structure appears to
have been repaired to include new flashings but is now showing deterioration with age and long
term weathering and is showing some surface erosion, particularly to the rear corner. The
flaunching at the top of the chimney is also weathered and cracked. Cracked flaunching can leak
and cause internal dampness to the base of the chimney flue and also to chimney breasts leading
to discolouration of the plaster and decoration. Although the chimney pot looks satisfactory, it can
be damaged when the flaunching is repaired and the pot may need to be replaced as well.

The flaunching should be repaired promptly whilst weathered brickwork can be repaired as and
when you undertake general routine maintenance. Condition rating 2.

Chimney stack no. 2 is positioned to the main ridge above the right gable. The chimney is of
brick construction with a weathered painted brick finish. The chimney stack has two clay pots with
cowls to keep out the rain and nesting birds. The chimney stack is in good condition having been
reconstructed by the current vendor, albeit some time ago. Condition rating 1

RICS Home Survey — Level 3
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Outside the property

Chimney stack No. 3 is positioned to the main ridge above the rear gable. The chimney is of
brick construction with a painted brick finish and has a single open clay pot bedded in mortar. As
far as | could tell, the flue to serves the oil fired stove in the kitchen. You should check with an
appropriately qualified engineer if the flue can be fitted with a cowl to keep out the rain and nesting
birds. Condition rating 1

Although not currently serious, the brickwork is also becoming quite weathered.

RICS Home Survey — Level 3 22



Outside the property

Chimney stack 2 is in good condition. No repairs needed.

o a° 5 ™=

Chimney stack No. has an open hiney pot. The flue is open to the weather and nesting birds.
Note the metallic object in the flue. This is assumed to be part of a flue liner and should be checked
by an appropriately qualified engineer.

Note:

When chimneys are constructed they are required to be provided with a damp-proof course to
prevent water being drawn through the brick/block work and into the construction below.

Where the chimney is centrally provided within the roof there is usually ample space within the roof
void for the construction to dry out but where on the flank wall if the damp-proof course has been
omitted, it can lead to dampness internally. Unfortunately, without the aid of long ladders etc it is
often not possible to ascertain whether a damp-proof course has been provided.

Lead flashing can work loose over time due to thermal movement. Lead is best fixed using a flexible
sealer as this will not crack under thermal movement and will not stain or corrode the metal.

RICS Home Survey — Level 3
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Outside the property

D2 Roof coverings

The main roof is in a ‘T’ plan covered with concrete interlocking tiles. The roof above the former
barn is covered with natural grey slate clay angled ridge tiles along the top.

The study roof has an usual cantilever design having the purlins and ridge projecting forward. The
roof is covered with natural grey slate with angled ridge tiles along the top and lead lined valleys.
The roof is sealed to the main wall with lead flashing.

Inspection within the loft areas revealed felt as a secondary weatherproofing barrier beneath the
slates and tiles and this indicates that they have been lifted and re-laid at some time as the felt
will not be an original feature with a house of this age. The underlayment sarking felt is a mix of
modern underlay but is mainly the non-breathable bituminous type. Underlay is designed as a
secondary barrier against driven rain. The underlayment was seen to have gaps around the left
valley and also expanding foam appears to have been used to seal leaks indicating that it is nearing
the end of its serviceable life. The felt should also protrude from the lower roof edge and lap into
the gutters. The photographs could not determine the presence of the underlayment lapping into
the gutters. Bituminous felt perishes in U.V light and becomes brittle mainly where it protrudes from
the roof edge, if this occurs driven rain can fall behind the gutters and down the fascia boards and
walls. A cost effective repair is to create a new lap into the gutter be inserting a PVC eaves tray
course below the bottom edge of the underlayment.

The ‘T’ plan main roof is pitched to four slopes and is covered with concrete tiles fixed on timber
battens, there are lead lined valleys where roof slopes meet. Along the top of the roof are ridge
tiles bedded on mortar. Roof slopes dip and this reflects deflection of the main timbers spanning
between the load bearing walls. Although this will have occurred early in the life of the building and
the degree of deflection is not currently excessive, the concrete tiles are heavier than the original
slate covering and the additional load will have caused further deflection leading to the need to
install additional supports now added to the roof structure. You should note that concrete roof tiles
have a limited serviceable life. Manufacturers of both clay and concrete roof tiles typically
guarantee their products for 30 years but often suggest that 60 years is a reasonable expectation
of their service life. Because the underlay is deteriorating and mortar pointing to valleys and verges
(roof edges at the gables) is in very poor condition you should have the roof mortar pointing
repaired soon.

The contractor who repairs the roof should undertake a closer examination of the chimney stacks,
roof slopes and replace any broke or loose tiles and slates and also lift and re-bed the ridge tiles
where some of the pointing has clearly broken away.

You should consider the concrete tile roof covering as a short to medium term maintenance
liability. When replacing the concrete tiles you should use a lighter material to reduce load on the
structure such as natural slate. Foreign imported slate is available but is still expensive. Using
salvaged Welsh slate will further increase the cost of replacing the roof covering. This work will be
subject to building regulation compliance.

The edges of the roofs (verges) are finished with sand and cement pointing. The pointing is held
in place and supported by a flat plate called under cloak is possibly made from a fibrous cement
material that may contain asbestos fibres and although asbestos is safe unless disturbed, you
should get advice from a contractor experienced in this type of work or an asbestos specialist
before the cloaking is disturbed in any way. Condition rating 2

RICS Home Survey — Level 3
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Outside the property

The slate roof coverings are in fair condition although a single slate to the rear left gable of the
former barn appears to have been dislodged by wind action whilst others appear to be in sound
condition. The office roof slates an lead lined valleys are in good condition. Occasional
maintenance may be required as the slipping slate suggests that some of the slates may have
enlarged nail holes so allowing them to be lifted from their nailing positions during high winds. You
should, therefore, anticipate an occasional need to undertake repairs to the roof covering. The
stepped lead flashing is fixed into the walls using mortar and lead plugs. This is working loose
under thermal movement and will require re-fixing.

It should be noted that the roof covering can be damaged by the repair work itself and by aerial
installation and accessing the roof should be only when the roof requires urgent repairs. For safe
access, scaffolding or access equipment will be needed for most repairs and maintenance works
to the rainwater fittings, which can be expensive

Mortar pointing 1 alleys is in ery po'r condition and is falling into the gutters. Your contractor
should also lift valley tiles to repair the underlay prior to repointing and lift and relay any loose ridge
tiles. Cloaking.to verges can contain asbestos fibres

Stepped flashing requires re-fixing. Lead flashing can work loose over time due to thermal
movement. Lead is best fixed using a flexible sealer as this will not crack under thermal movement
and will not stain or corrode the metal.
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Outside the property

Note the lifting tile and the loose pointing. Valley tiles should be cut and bedded and the
mortar should be bedded on an undercloak (for example slate) to prevent direct contact
between the lead and the mortar.

D3 Rainwater pipes and gutters

Storm water from the main roof discharges into, as far as | could tell, plastic and metal rainwater
fittings and directly into the below ground drainage system. Gutters around the property are
supported on metal brackets in keeping with the character and age of the property. The gutters
vary in age with some older cast iron fittings connected to PVC but are seen to be relatively water
tight. However, the front gutter is positioned low in relation to the roof edge and this can allow water
to fall behind the gutter and down the wall leading to internal dampness. Because the internal walls
are dry lined, areas of localised dampness will be difficult to detect. The gutters will benefit from
being raised whilst maintaining the fall, or an eaves tray fitted to divert water directly into the gutter
channel.

The left front RWP (rainwater pipe) is in PVC connected to a metal hopper at the top, the supporting
brackets are worn and should be checked and replaced as necessary.

There is an older cast iron water pipe serving the rear right valley gutter. The RWP discharges into
a blocked gulley whilst the valley gutter above it is blocked with vegetation and possibly mortar
fragments. The gutters are becoming blocked, mainly ate the valleys will need to be regularly
cleaned of leaves, given the proximity of trees, and other debris but this will be relatively awkward
given its height above ground level. You may find that some of the joints drip during rain and require
sealing.

Gutters and downpipes carry many hundreds of litres of water during wet weather. Their joints and
stop ends are particularly prone to failure as are the outfalls which can be easily blocked by moss,
leaves and other debris. All rainwater fittings should therefore be regularly checked for defects in
order to prevent leakages and spillages which could lead to damp internally.

2/
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Outside the property

For safe access, scaffolding or access equipment will be needed for most repairs and maintenance
works to the rainwater fittings, which can be expensive. Repair works are best carried out by a
competent roofing contractor or builder.

‘ / '_3_:..»_-.;.‘. = : i ‘
The front gutter is low in relation to the roof edge. The RWP brackets should be checked during
maintenance and replaced as necessary.

Gutters should be kept clear of blockages

RICS Home Survey — Level 3



Outside the property

D4 Main walls

The foundations and footings have not been exposed for inspection as this would require
expensive excavations. Accordingly, | cannot confirm the stability of the building from its
underground support but there is no significant cracking or distortion to the external elevations to
indicate foundation problems or ground movement. The property displays some evidence of long
standing settlement by way of distorted internal walls and a loss of level in floors but | found no
evidence of any recent or progressive movement.

With regard to the barn conversion to the rear, large sections of the outside walls have been rebuilt
evidenced by different brick bonding and mortar colour providing a ‘time line’ of the history.
According to the vendor, this part of the property has been underpinned due to it being on shallow
footings. Except for the deep cellar area, the other parts of the property to the rear are likely to be
on shallow footings whilst the main part of the house is assumed to be on spreader footings laid
directly onto the ground.

A range of factors common to properties of this type and age can cause the outside walls of a
property to move by small amounts. Although there is minor distortions and bulging the wall corners
are relatively plumb and square.

A property of this age will not have been built with a damp proof course.

The main walls are of solid wall construction, because of the unknown thickness of plasterboard
and its fixing, the brickwork is assumed to be 330mm thick with painted finishes to the rear walls
serving the kitchen and dining area. Other walls have had the paint removed and the mortar
between the bricks (called pointing) as been re-applied with what appears to be a Portland cement
mortar. These walls would have been constructed using lime based mortar. Furthermore, the
mortar is relatively impermeable and this means that the mortar joints do not act as the wall’s pores
with this in turn leading to the brickwork remaining wet for longer periods after rain than should be
the case. Eventually, this can cause bricks to erode leaving the mortar standing proud and
expensive repairs then become necessary. A few individual bricks, some at low level and others
through cleaning, are showing some surface erosion and it is likely that some repair or replacement
of brickwork will be required as longer term liability. You may, therefore, wish to budget for
repointing of the elevation at some stage in a more appropriate and lime-based mortar although
this will also be relatively expensive.

Lime is moisture permeable, or breathable, and is an important element within most traditionally
constructed walls, allowing moisture to pass in and out, thus keeping walls dry. Although many
damp problems are due to poor external maintenance, these can be exacerbated by the application
of impermeable cement-based pointing renders, paint and plasters.

Regarding the masonry paint, it is bubbling in places indicating moisture trying to evaporate from
the wall, using silicate based traditional paints is advised. Modern ‘breathable’ paints do not
perform well. Breathable silicate paints are available for internal and external use. Silicate paints
are mineral based and work on the same general principles as limewash but are based on burnt
quartz (potassium silicate). Silicate paints are only suitable for covering mineral surfaces so will
not cover modern paints and wallpaper.

There was no visible damp proof course (dpc) to the older walls and this can increase the risk of
damp problem occurring. Injected damp proof courses are often installed and such damp proof
courses have been common in repair and refurbishment work for over 40 years and they generally
comprise introduction of a silicone or aluminium based fluid, either by gravity feed or under
pressure, into the lower walls, the principle being that the masonry is saturated with the fluid which

RICS Home Survey — Level 3
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Outside the property

then prevents ground moisture rising through the brickwork (rising dampness). However, it has
become increasingly clear that this type of damp proof course is not always effective (largely
because it is virtually impossible to fill the pore structure of bricks and stones with the fluid and
moisture can still rise through the mortar joints) and, indeed, in many cases the installations were
carried out unnecessarily due to internal dampness problems (if they ever existed at all) being mis-
diagnosed and often being due to nothing more than localised damp penetration and/or a
condensation problem.

Ground levels around the rear of the property have been raised against the walls. A gap of around
two brick courses or 150mm should be maintained to avoid potential bridging. Although many
people accept the position of high ground levels it is an incorrect detail regardless of the fall and
where it drains to or whether there is standing water or not. The risk is minimised in a property that
does not have cavity wall insulation but there is the risk of splash and heavy rainfall bridging the
dpc, it also prevents the lower bricks from breathing causing them to spall, losing their faces due
to moisture in the bricks freezing.

The property has been altered over the years with the addition of the conservatory, study and
alterations to openings such as doorways and windows. There are also patch repairs with some
areas bricked up. As a result there are various different types of sills constructed of PVC and stone
and lintels installed above window and door openings including original brick arches, metal, stone
and concrete. There is a ground floor window opening cut out of the brickwork to the left flank wall.
The cut does not follow the brick perpendicular joints leaving small sections of cut bricks that can
work loose. This was undertaken some time ago and is not currently causing a problem. Main front
and side gable fagade brickwork has been cleaned during render or paint removal affecting the
brick faces and there are some grinder marks in bricks caused when chasing out the brickwork for
re-pointing. This is an very old property and evidence of alterations can be expected.

Condition rating 2

Raised ground levels and bubbling masonry paint. The ground level should be 150mm below the
external door sill.
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Brickwork is affected by cleaning and there are chases which are the remnants of previous
flashings

D5 Windows

The windows are mix of modern uPVC and of timber construction with double glazed unit insets.
The uPVC windows are installed in various locations but away from the front fagade. These modern
windows operated correctly at the time of the survey. There are also two Velux windows to the
guest room combined as a roof light. These also operated correctly.

The timber windows have a paint finish and appear to be in overall fair condition. However there
is the onset of rot mainly to the bottom of mullions and sills. Although the windows can be restored
and redecorated they will eventually need to be replaced. This should be considered to be a
medium term repairing liability and replacement windows will be relatively expensive.

A selection of accessible windows were tested and operate correctly. | do note that the windows
to the bedrooms will need to be fully operational opening lights to allow for ease of escape in the
event of fire as would now be required and whilst the windows are operational to allow for fire
escape they are some distance above external ground level. It is now mandatory for original and
replacement windows to be glazed with low emissivity glass to achieve the required level of thermal
insulation. This is usually packaged into a hermetically sealed glazing unit. Unfortunately, the seals
on such units do deteriorate over time, at varying rates depending upon original quality and
exposure factors in-situ, eventually failing and causing moisture (condensation) to build up
between the panes of glass. This is commonly referred to as 'misting'. This is both unsightly and
inefficient and when it happens, typically after about 20 years, there is no other effective remedy
other than to replace the unit. It is not always possible to detect glazing units which have failed in
this way especially during dry, warm weather conditions. Failed units will need replacement.
Deterioration to other units is likely. Opening windows should also be glazed in safety glass. Any
external window glazing below 800mm above internal floor level or within 300mm of a door opening
must be of approved safety glass (usually 4mm toughened type) and should be 'stamped' to this
effect. Glazing which does not comply should always be replaced on health and safety grounds. It
is not always possible to confirm the quality of any glazing unit from superficial inspection although
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the requisite markings should be visible after the glass has been fitted.

Oil based paints trap moisture in the timber and as opposed to preventing rot it accelerates it.

Note: If you choose to replace the windows with timber it is good practice to use a good quality
timber and to decorate it correctly. External joinery will only deteriorate if it gets wet. And stays
wet. Windows and doors can last for hundreds of years if they can breathe, and moisture isn't
trapped into them. In the old days, timber was often painted - but with linseed based breathable
paints. Modern joinery is always painted with 'micro porous', 'breathable' paints - all of which are
made with varying amounts of plastic emulsion - which is not breathable, and traps water - thus
rotting the timber. This is why paint flakes. Window and door frames are usually fitted with
expanding foams and silicone. These trap moisture into the frame causing it to rot. Impermeable
products should be avoided.

It is recommended that water proof seals are maintained between frames and adjacent walls in
order to minimise the risk of damp penetration; these tend to shrink and distort over time and
should be inspected on a regular and replaced when cracks or splits appear. Some windows are
also sealed with mortar and this can crack fall away.

Any new or replacement window (and door) frames that were fitted after April 2002 should have
either building regulation approval or have been installed by a member of a ‘competent person
scheme’, such as FENSA, CERTASS etc. These are government approved trade associations
whose members can self-certify that their installations meet the standards of the building
regulations. A FENSA Certificate was present at the time of the survey. You should ask your Legal
Adviser to check whether there is a guarantee for all the windows and doors available.

- The window lock keys should be kept readily available to allow for emergency escape

)

Windows can be restored but have a limited serviceable life. Modern oil base paint traps moisture
and causes the timber to rot.
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D6 Outside doors (including patio doors)

The part glazed main entrance door is of solid wood construction with a 3 lever mortice lock and
set in a timber frame with a Georgian style surround. The door operated correctly at the time of the
survey and is in good condition. Although the door is in good condition the lock is not secure and
will be draughty compared to modern equivalents .

The rear door is of oak construction set in a timber frame with a 5 Lever mortice lock.

There are also two sets of timber fully glazed folding French doors in timber frames. The doors
were inspected and are difficult to operate due to timber characteristics causing them to swell and
contract. The doors are beginning to deteriorate at the bottom rails. The doors are repairable but
repairs are temporary and should be considered as a medium term maintenance liability. You
should allow for the doors to be adjusted by a specialist and also consider replacing the lever action
inset bolts for a system that is secure and easier to operate. Condition rating 2

Itis very important that all external doors provide an adequate level of security to deter and prevent
unwanted entry to the property. The most important factors in achieving this relate to the strength
of the door and frame installation and the locking mechanism(s) provided. It should be ensured at
the very least that the standards required by the buildings insurance policy are satisfied and these
can vary from area to area. Good advice can also be obtained from the local Crime Prevention
Officer. You should also speak to your insurers as improving security could reduce your premium.

We refer to our comments in Section D5 with regards the maintenance of timber and double glazed
units and external flexible seals.

Notes: - When taking up occupation, it is advisable to change the locks. - The keys should be kept
readily available to allow for emergency escape

S

g

The left set of doors are used less frequently and were more difficult to operate. Both sets require
adjustment and will require repairs going forward.
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D7 Conservatory and porches

It should be noted that conservatory’s are not always constructed to a good standard and often
suffer from settlement and movement due to shallow footing and poor construction of floor slabs
and walls resulting in a loss of level and gaps between the floor and the skirting boards.

The conservatory is built off brick pillars with a suspended floor. Access to view the floor
construction detail was restricted by vegetation and as far as | could tell is of timber and steel beam
construction. The floor has settled out of level, sloping slightly from the external door to the main
dwelling causing the floor tiles to crack along a grouted joist.

The conservatory is of double glazed timber frame construction over a cavity brick low level wall
with a double glazed roof with a timber frame sealed to the main wall with lead flashing.

Other than the floor having settled and one failed glazing unit to the roof, the conservatory is in
good condition.

You should allow for strengthening/levelling the floor, replacing the failed roof glazing and
redecoration. Because of the timber frame construction, you should also allow for minor repairs to
the frames and adjustments to the doors prior to redecoration. Condition rating 2

The conservatory is entered from the main dwelling via a part glazed timber door and down a stone
step. The door should be external grade but is a period timber door of lightweight construction and
the glazing does not appear to be of appropriate toughened glass as should really have been used.
The cheapest option will be to apply self-adhesive safety film. The lock to this door is a 2 lever
mortice lock and this is a security issue. With regard to the stone step it is cracked and in need of
repair. Condition rating 2

Failed roof glazing unit

We refer to our comments in Section D5 with regards the maintenance of timber frames, double
glazed units and external flexible seals.
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D8 Other joinery and finishes

There is no roof perimeter joinery.

D9 Other

Office. The office is constructed of a fully glazed oak frame with a pair of outward opening doors.
The frame is set on a solid base with internal under floor heating. The roof is mentioned in Element o
D2.

The frame has been left to naturally age and some splitting has occurred to the sills. There are no
requirements to treat oak and you can leave it untreated.

To learn more about preserving the oak you should get specialist advice from the original
manufacturer.

On-line research suggests applying a few layers of Osmo Oil 4001 as this will offer precautionary
protection. But, this is a base coat, so if you plan on using UV protection oil, use the 4001 first.

Although very durable, oak can still twist and split.

Note- Tannin in oak will corrode steel and brass. Ensure you use stainless steel for any fixings.

RICS Home Survey — Level 3 34



(;\ RICS

E

Inside the property



Inside the property

Limitations on the inspection

You will appreciate that due to the nature of this as a pre-purchase investigation, we have had to restrict
our examination to those parts of the building that were accessible, exposed or uncovered at the time of

our inspection.

During our internal inspection we have not opened up concealed surfaces by removing plaster, moving
furniture or raising fitted carpets or floor coverings, but have done our best to draw conclusions about the

construction and condition of the property from surface evidence visible at the time of our inspection.

Decorations -These are largely a matter of personal taste but | think it fair to state that this property is

decorated to a reasonable standard. No doubt you have your own proposals.

E1 Roof structure o 9 NI

Access to the roof space is by way of a hatch to the landing ceiling but it was only possible to
carry out a limited inspection from the boarded areas around the hatch position as thick fibre
glass insulation has been laid over the ceiling joists and crawling boards should be laid for safe
access to other areas in the future. A well-insulated roof space should really be ventilated to
reduce the risk of a build-up of condensation during cold weather and whilst there is nothing to
indicate that condensation is a particular problem in this spacious loft area you may wish to
instruct your roofing contractor to fit some patent ventilating tiles to the external roof slopes.

The roof is framed in timber in a conventional manner using large section beams (purlins)
spanning between the load bearing walls to support the rafters, which in turn carry the battens
onto which the roof slates are nailed. Whilst | have made no calculations, the timbers are
adequately sized and, after signs of deflecting they are now supported for normal loading.
However, additional load imposed by the concrete roof tiles has contributed to the problem of
the purlins now sagging and show significant deflection or distortion. Various props have been
added to support the timbers from load bearing walls. The props are either timber or proprietary
ACROW type props. Whilst | consider the roof to be stable and unlikely to deflect further under
normal conditions, reducing the load on the roof will reduce the risk of the purlins acting as an
inverted arch which can push out the gable walls causing them to deflect. The purlins end are
exposed and can be seen from the outside giving the purlins some free movement. There is a
degree of rot to the ends but this is superficial and it is not recommended to paint the timber with
modern paint. Applying linseed oil will help to protect the exposed end grain. Boiled linseed oil is
easy to apply using a cloth or brush, and thin coats dry relatively quickly, making it a great choice
for wood restoration projects. Because it penetrates dry wood well helping to protect the old
wood fibres.

I noted evidence of beetle infestation in the roof timbers. The degree of the infestation is
unknown due to parts of the roof being inaccessible. Some old woodworm infestation was noted
to exposed floor joists in the kitchen ceiling and | cannot entirely discount the possibility that
there may also have been some infestation of concealed timbers The vendor informed me that
treatments have been undertaken previously. However, only any infestation identified as being
active will require future treatment.
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As noted under section D2, there is underfelt to provide a secondary weatherproofing barrier
beneath the slates and whilst the felt is in reasonable condition it has been dressed rather tightly
over the rafters but the felt should really have been laid so that it drapes slightly over the rafters
as this allows any rain or snow blowing beneath the slates to run over the felt and into the eaves
gutters rather than becoming trapped on the slating battens as these will eventually rot and
weaken. However, the position will have to be accepted. There are some faint water marks to the
timbers but these all appeared to be dry with the roof adequately weathertight other than around
the valley where expanding foam has been applied.

|

Frass and flight holes noted in the roof timbers
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E2 Ceilings

The ceilings are of plasterboard panel construction, possibly suspended beneath the original lath
and plaster ceilings. There is also a suspended plasterboard ceiling in the hall and a lath and
plaster ceiling in the pantry.

Plasterboard ceilings are generally flat and smooth without serious undulations. Condition rating 1

Most modern ceilings are constructed of plasterboard which is a relatively thin board available in
different thicknesses consisting of a core of plaster covered with heavy paper which is
manufactured and presented as a ready to fix panel. The use of plasterboard dates from the 1930s
and quickly developed into the material of choice in the post Second World War era due to its
relative strength, flexibility, ease of fixing, durability and fire-proofing qualities. The joints between
the plasterboard panels once fixed are usually taped or scrimmed in readiness for application of
the final finish. It is not uncommon for minor cracks to develop at the plasterboard joints as the
structure dries out or perhaps subsequently due to vibration or other disturbance. Such cracks can
be unsightly but are rarely of structural significance.

Although the ceiling in the pantry is not currently causing a problem being out of sight, it is sagging
and you should allow for making good the old lath and plaster ceiling finish. Condition rating 2

Recessed lights have been fitted within the property; over time, recessed lights often become loose
and may require refixing. Within bathrooms and kitchens rust may occur; we would always
recommend with recess fittings you should have the fittings and cabling in the roof void checked
by a suitably qualified electrician upon occupation. Remedial work may be required including fitting
thermal hoods and you should allow for this

Sagging ceiling in the pantry.
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Slight uneven finish to the rear bedroom ceiling

E3 Walls and partitions

The load bearing walls are of dryline to masonry and of plastered brick. Selective testing revealed
plaster to be in reasonably sound condition but you will certainly find areas of cracked or loose
plaster requiring patch repair during future redecoration. First floor room partitions are of fairly
modern lightweight timber and plasterboard construction where some areas have been sub-
divided. The partitions are in good condition.

The faces of the external and the majority of internal walls are covered with boarding that produce
a hollow sound when tapped. This is usually called ‘dry lining’ and is common in modern properties.
Care must be taken when fixing shelves or other appliances to the wall surface.

| was informed by the vendor that the plasterboard applied to the outside walls is insulated. Dry
lined internal walls are unlikely to be insulated.

In older properties, dry lining can be used to conceal defects and other problems with the surface
beneath. Although | could see no signs of a problem, you should ask the current owner if these
walls have previously suffered from any defects (for example wood rot, dampness, etc.). If yes,
you should ask an appropriately qualified person to inspect behind the dry lining.

Inspection using the ‘search’ and ‘probe’ modes of an electric conductance meter to accessible
parts of the ground floor internal walls produced low readings and | found no evidence of any
significant problems with leakage from plumbing and heating pipes, kitchen and sanitary fittings
etc. However, heavy furniture prevented access to all wall areas and | cannot confirm that some
minor problems may exist.

There is evidence of some past movement along the plastered masonry wall to the stairwell which
is not plumb or straight but this is considered to be historic. The wall is unlikely to have been
constructed perfectly plumb and straight in the first place.
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The original internal wall has been removed in the kitchen. Condition rating 1. No repair is currently
needed. The property must be maintained in the normal way. Where an internal wall has been
removed or altered, it is important that other parts of the property are properly supported. Although
| did not see any problems, you should ask your legal adviser to check whether the local council
has granted building regulation approval for this work, and/or a guarantee or warranty exists. If this
does not exist, you should ask an appropriately qualified person to investigate whether the building
is properly supported. This will involve removing parts of the floor and wall and you should discuss
this with the current owner.

Condensation: This is by far the most common cause of dampness in the modern domestic
environment and the incidence of condensation has noticeably increased in recent years in parallel
with the drive to improve energy efficiency, an unfortunate side-effect of which is that many houses
are now over insulated but lack adequate ventilation to ensure that internally generated moisture
vapour is rapidly dispersed into the air. You will need to maintain adequate levels of heating and
ventilation to reduce the risk of condensation nuisance.

E4 Floors

The ground floors are of suspended timber construction to the areas above the cellar including the
lounge and pantry. There are solid floors to other parts of the ground floor. The vendor informed
me that solid floors are insulated and have a vapour barrier. The first floors are of suspended
timber construction.

A number of exposed beams are present in ground floor ceilings including large beams built into
chimney stacks. timber floor beams built into a chimney breast are a serious fire risk if the chimneys
are put back into use. | also noted some old tracks and flight holes in the kitchen area exposed
floor joists and these are typical of common furniture beetle. This is one of a number of wood boring
insects, (usually referred to as woodworm) that lay their eggs in cracks in timber. The eggs then
hatch and the larvae use the timber as a food source before emerging as adult beetles leaving the
characteristic patterns and, when active, fine trails of powdery dust known as frass. This cycle of
infestation can continue for many years and can even result in severe weakening of structural
timbers to a point of collapse. There is nothing to indicate that any infestation has been active
recently but your legal adviser should check whether there may be any guarantee or other
documentation to indicate past treatments. The affected beams in the kitchen for example have
lost significant amounts of timber to wood boring insect attack but appear to have a short span and
are providing support under their current load. However, first floors other than the guest room floor
do have a loss of level and there is evidence of some settlement in the walls by way of the sloping
door casing heads to the master bedroom and the family bathroom but this is considered to be
historic and is common in old building such as this. These beams were almost certainly never
installed perfectly level and they are also likely to have deflected slightly under loading. The first
floors are more are springy than would be acceptable in a modern property and you should
consider this when adding furniture to the rooms.

The living room joists are visible from the cellar. Many have been replaced and or repaired and the
joist ends wrapped in PVC damp proofing material. There are some reclaimed timber joists around
the fireplace area but are providing adequate support.
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Exposed floor boards do not have wood boring insect attack but this does not suggest that joists
are unaffected and the condition of covered floorboards remains unknown. Loose boards or
replacement boards will need to be fixed down to the joists. You should check below boards for
cables and pipes prior to fixing.

Condition rating 2

Beams built into chimney breasts are a fire risk

o)

Beams in the kitchen have suffered past wood boring insect attack.
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Replacement beams in the cellar

E5 Fireplaces, chimney breasts and flues

There are four open cast iron fireplaces remaining as displays set into chimney breasts.
The ground floor chimney breasts pass through the bedrooms above.

An oil fired range cooker is fitted into the ground floor chimney breast located in the kitchen. The
flue is assumed to be lined. The pot at the top of the chimney does not have a cowl to keep out
the elements and nesting birds You should speak to a qualified engineer about fitting a suitable
terminal that protects the flue opening.

The cast iron fireplaces remain as a display feature in the front living rooms, and also in two
bedrooms bedroom whilst the fire opening to the chimney breast in the master bedroom has been
blocked up. Ideally, the flue should be broken open when this room is next redecorated so that it
can be swept to remove soot and other debris, which could retain moisture and cause dampness
to appear on the internal face of the chimney breast.

A high moisture reading was recorded in the lower part of the living room chimney breast. This is
not serious but | am unable to identify the cause other than the room being used infrequently and
condensation is forming on a cold spot on the wall. This is not a diagnosis but because the chimney
stack flues are vented and have a cowl a lack of ventilation, including in the cellar below, could be
contributing to the problem.
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Raised moisture reding in the living room.

Note. — The fireplace hearth tiles are loose

E6 Built-in fittings (built-in kitchen and other fittings, not including appliances)

Kitchen fittings comprise a range of laminate base units, wall units, timber worktops and a ceramic
sink with mixer tap.

The kitchen is generally in good condition with minimal wear and tear.

Built-in fittings can conceal a variety of problems that are only revealed when they are removed for
repair. For example, kitchen units often hide water, gas pipes, and obscure dampness to walls and
problems.

- Your Legal Adviser should confirm what appliances or fittings (if any) are to be included in the
sale

E7 Woodwork (for example staircase joinery)
Softwood joinery is fitted throughout the property and includes window linings, doors, door linings,
architraves, skirting boards and stairs. Overall the joinery is in good condition.

Some doors are period reclaimed doors and are not the best fit in the frames. You should allow for
periodic adjustment to doors as they can expand and contract affecting their fit in the frames.

The internal decor is in generally fair condition and this is something which will have been apparent
to you. As to the acceptability of the decorations, this is very much a matter of

personal taste and you may feel that some redecoration is needed. You should also bear in mind
that additional blemishes and defects may well become apparent only when the property is

empty and that this can sometimes create a disappointing first impression when first taking
occupation. Condition rating 1.
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E8 Bathroom fittings

The property has a ground floor WC with a wash basin, a family bathroom with a bath and shower,
WC and wash basin and two en-suite facilities with shower cubicles, WC’s and wash basins. o

All sanitaryware was in good working order and inspection by normal operation (flushing of the
toilets and running of taps and the showers) revealed them to be in serviceable condition with no
evidence of leakage from pipes. There is wear and tear as is expected but nothing major and no
breakages.

Note- Baths and shower cubicles are very susceptible to leakage due to ageing or substandard
initial construction. This usually occurs as a result of defective seals around the shower tray,
perished gaskets, leaking waste pipes or when the wall finish, typically tiled, becomes porous.
Flexible sealant around sanitary fittings, including wash hand basins, bath and shower trays should
be regularly checked and maintained as even slight damage may allow water penetration to
enclosed areas beneath, which may cause rot and decay.

The family bathroom is quite dated.

The flexible sealants around the basins, showers and baths should be well maintained.

RICS Home Survey — Level 3 44



Inside the property

E9 Other

Internal access to the basement area is by way of very narrow stone steps beneath the main
staircase. The basement accommodates the boiler, cylinder and water stop tap.

The Bement has no adequate protection against lateral damp penetration through walls that are
below external ground level. Accordingly, the basement area can only be considered as ancillary
space and would take a considerable amount of work at great expense to convert it to be part of
the main living accommodation. The floors are laid in concrete with channel to carry away
penetrating ground water to an outside drain. A non-return valve is fitted in the drain to prevent
water backing up into the cellar. The floors are noticeably uneven and | am unable to advise
whether they incorporate a damp proof membrane. There are no ceilings and sections that have
not been fitted with insulation expose the undersides of the ground floor joists and boards and it
is, therefore, impossible to be certain as to the condition of all of these timbers and their
vulnerability to dampness and decay. The cellar would benefit from additional ventilation. Condition
rating 2

Controlling the ground water would require a tanking system and a sump with a mechanical pump
to remove the water and this would be expensive.

Water discharges into a below ground pipe and finally into a silt trap in the garden
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Services

Services are generally hidden within the construction of the property. This means that
we can only inspect the visible parts of the available services, and we do not carry out
specialist tests. The visual inspection cannot assess the services to make sure they
work efficiently and safely, and meet modern standards.



Services

Limitations on the inspection

We are not plumbers, electricians or gas engineers and we are not qualified to test service installations
or to report on their condition. It must be noted that many parts of service installations, such as pipes and
cables, are concealed within the building and cannot be inspected. The following Sections are for

information only but the Surveyor will advise if any specialist advice is considered appropriate.

Services are given a default condition rating 3

F1 Electricity L E2X 3 RN

Safety warning: Electrical Safety First recommends that you should get a registered electrician to check the property and its electrical
fittings at least every ten years, or on change of occupancy. All electrical installation work undertaken after 1 January 2005 should

have appropriate certification. For more advice, contact Electrical Safety First.

There is an overhead power supply close to the front boundary and this feeds a pole in the garden
from where the below ground feed is taken. Risks from domestic overhead power lines
include electrocution and severe burns from direct contact or "flashover" (electricity jumping across
gaps), which can happen even without touching a line, especially with high-voltage lines. The
danger extends beyond direct contact to activities like working near lines with tall equipment, tree
work, or recreational activities like flying kites or drones. Fallen power lines also present severe
risks, bringing down surrounding objects and causing explosions if they contact flammable
materials.

How do power providers get permission to put electrical equipment on peoples land?
Rights for electrical equipment is often granted through either a:

o Wayleave Agreement, which is a personal agreement between the power infrastructure
supplier and the landowner.

o Deed of Easement, which is a permanent right registered against the title deeds of your
property.

These agreements set out the various rights and obligations between the power infrastructure
supplier and the landowner (Grantor). It also sets out our commitments to maintain and operate
our equipment on your property in a reliable and safe way.

Mains electricity is connected via an underground supply with the meter and the new consumer
unit (fuse box) located in the pantry. The consumer unit has modern circuit breaker protection. The
wiring is in modern PVC. Although the property has had a rewire by the current owner, the wiring
is likely to vary in age to reflect various works over the current occupancy.

The outbuildings also have a power supply and these should be included in any safety checks to
ensure below ground feeds are compliant with current regulations and the installations are safe.

Your Legal Adviser should ensure that there is adequate certification provided by a registered
electrical contractor covering the entire installation .

In any event, as the occupancy of the property is changing, it is recommended that an Electrical
Installation Condition Report should be undertaken by a registered electrical contractor

RICS Home Survey — Level 3

©

47



Services

(http://electricalcompetentperson.co.uk/). Condition Rating 3 (further inspection). The contractor
should also provide appropriate certification upon the completion of any necessary works. You
should also carefully consider your own needs with regard to the installation, as improvement or
alteration works can be disruptive and are best undertaken prior to redecoration. A registered
electrical contractor should carry out any larger repair and alteration works, or they now require
building regulation approval.

Notes: - Electrical faults are a major cause of fires and it is essential that periodic safety inspections
are undertaken by a registered electrician.

F2 Gas/oil

Safety warning: All gas and oil appliances and equipment should be regularly inspected, tested, maintained and serviced by a
registered ‘competent person’ in line with the manufacturer’s instructions. This is important to make sure that the equipment is working
correctly, to limit the risk of fire and carbon monoxide poisoning, and to prevent carbon dioxide and other greenhouse gases from

leaking into the air. For more advice, contact the Gas Safe Register for gas installations, and OFTEC for oil installations.

Mains gas is connected with the meter located below the external decking. 9

The gas installation and all appliances should be inspected for safety annually by a member of a
‘competent person scheme’ such as a Gas Safe Registered engineer.

The fuel oil storage tank is behind the brick outbuilding and is made of plastic. The tank is empty
and is used only to feed the kitchen range.

An appropriately qualified person registered with the Oil Firing Technical Association (OFTEC)
should install and maintain oil fired heating and hot water appliances, associated equipment, and
oil storage tanks. OFTEC recommend that a registered technician should inspect oil installations
annually.

What are the regulations on location of a liquid fuel tank?

There are now very specific rules governing the location of tanks and it's important to take these
rules into account if you are making subsequent changes to your property. The rules are in place
for fire safety reasons and although a fire is highly unlikely to originate in a fuel storage tank, it is
very important to protect the stored fuel from fires or heat sources nearby. To protect tanks from
an ignition source, tanks should be sited:

e 1.8m away from non-fire rated eaves of a building
e 1.8m away from a non-fire rated building or structure (e.g. garden sheds)

e 1.8m away from openings (such as doors or windows) in a fire rated building or structure
(e.g. brick-built house/garage)

o 1.8m away from liquid fuel appliance flue terminals
e 760mm away from a non-fire rated boundary, such as a wooden boundary fence

e 600mm away from screening (e.g. trellis and foliage) that does not form part of the
boundary.

If it is impossible to comply with the separation distances, then a fire protection barrier (with a
minimum 30 minutes fire rating) should be provided. The separation distance required between
the tank and the fire barrier should be a minimal 300mm unless a greater distance is specified by
the tank manufacturer. It is possible to site a fuel storage tank inside a garage or out-house;
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however, they need to be self-contained within a 60-minute fire rated chamber.

oftec.org/consumers/off-gas-grid-guides/home-guide-to-domestic-liquid-fuel-storage-up-to-3500-

litres

F3 Water

The incoming supply is directly fed from the water main, the stop tap is located in the basement
via a plastic pipe from the water meter located in the public pavement. 9

You should familiarise yourself with the location of the water stop taps, which should also be kept
readily accessible to allow for emergency operation.

To prevent possible freezing and leakage, it is essential to maintain good insulation to all vulnerable
areas of plumbing including any outside taps or exposed water feds to other buildings.
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F4 Heating

Heating is provided by the Glow worm boiler located in the basement. This serves the central
heating system and the under floor heating in the office and the area outside the ground floor WC.
The under floor heating manifold is located behind the electric oven and could not be inspected.

The Glow-worm Ultracom 24hxi has a SAP seasonal efficiency rating of 88.9%.

The Ultracom 24hxi is a Condensing Conventional boiler with a maximum power output of 24.00kw
that uses Gas as its fuel source.

This model of boiler will provide efficient heating and subsequently reduce fuel bills and carbon
dioxide emissions.

Evidence of recent, regular and satisfactory servicing should be obtained. If it is not possible to
obtain such evidence then the system must be tested and serviced by a competent heating
engineer prior to your legal commitment to purchase.

It is worth noting that central heating boilers have a useful life of around 15 years from new, but
sudden failure can occur, particularly in this relatively hard water area. Regular maintenance is
essential to ensure safe operation and that maximum boiler life is obtained.

- Pipes have been run within the structure and boxed conduits and are not readily accessible. This
is very common, but can be disruptive if leakages occur. Care should be taken when undertaking
maintenance and repair as the pipes will be vulnerable to damage from nails and screws etc.

- It is essential to obtain a Landlord’s Gas Safety Certificate if the property is to be let. - Where
possible, exposed pipes should be lagged to minimise heat losses.

- Legal advisor to confirm the system was installed by an authorised contractor.
Possible minor leak around the valve in the guest room en-suite radiator.

The condensate pipe discharges into the drain from the basement floor this should be checked
with compliance with the manufacturers recommendations.

F5 Water heating
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Hot water is provided by a pressurised hot water cylinder located in the basement. 9

An unvented hot water system, also known as a 'pressurised hot water system' is a water cylinder
vessel which takes its cold water supply directly from a supply pipe or dedicated storage cistern,
such as the incoming water main. This keeps the water under constant extreme pressure

These provide high water pressure which is easily able to run multiple hot water outlets at once
should the incoming pressure allow it.

Unvented cylinders need a more specialised installer, regular maintenance and the initial cost is
usually more than a vented system or combination boiler.

The hot water and heating system is located in the basement.

The cylinder is relatively new and your legal adviser should check whether there is building
regulation approval from the local council and any remaining guarantee from the installer

F6 Drainage

The property is connected to the public sewer and the drainage system consists of separate drains
for both surface water (rainwater, water from yard drains) and another drain for foul water (waste 9
water from WCs, baths, showers sinks, basins and dishwashers). Your Legal Adviser should check

the arrangements for maintenance and repair with the local authority.

The soil vent pipes (SVP) and external plumbing is run in plastic.

There are a number of accessible chambers on the property and all are running freely although
one foul drain is holding some waste but this will move with flushing toilets or releasing waste
water.

The drains have been altered to accommodate the renovation works and to add the additional
bathrooms and WC'’s.

Alterations to drains should have been implemented with Local Authority Building Regulation
approval, and your legal advisers should confirm that all appropriate documentation is in place.
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Drains should not mix foul waste with surface water in a separate drainage system.

| cannot confirm that below ground drainage is free from blockages, to conduct a CCTV drain
survey.

A ‘misconnection’ or ‘cross connection’ is illegal, and as a homeowner, it is your responsibility to
make sure that your drains are connected to the right sewers.

The drain covers in the right elevation grassed area are covered with timber decking which is
rotting and may be unsafe if stepped on. You should have the drains covered with proprietary
manhole covers with the collars bedded on mortar of suitable for the location. Lightweight for foot
traffic and heavy duty if using heavy mowing machines for example.

The timber covers over surface water drains are in poor condition

F7 Common services

N/A
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Grounds (including shared areas for flats)

Limitations on the inspection

A visual inspection of the grounds was carried out during the course of our inspection. At the time of
inspection, no evidence of any invasive plants, such as Japanese Knotweed, was seen. However, the
presence of such vegetation can be difficult to identify during its early growth cycle or during the winter
months when such plants die back. Furthermore, where the plants are concealed in dense vegetation or
deliberately concealed by property owners, the vegetation may not be visible during the inspection. No
inspection was carried out on adjoining land. We are not aware of the contents of any environmental audit
or other environmental investigation or soil survey which may have been carried out on the property and
which may draw attention to any contamination or the possibility of any such contamination. In undertaking
our work, we have assumed that no contaminative or potentially contaminative uses have ever been
carried out on the property. We have not carried out any investigation into past or present uses of either
the property or any neighbouring land to establish whether there is any potential contamination from these
uses or sites to the subject property and have therefore assumed that none exists. Should it however be
established subsequently that contamination exists at the property or on any neighbouring land or that the
premises have been or are being put to a contaminative use, this might reduce the values now reported.

G1 Garage 0 9 NI

The garage is of solid brick construction with timber doors and a natural grey slate roof covering
over a traditional timber frame. the garage is divided internally by brick walls into a potting shed 9
and a wood store. There are the remains of a chimney breast but this has been removed. The floor

is of solid concrete to the garage and potting shed and the wood store has tiles laid on soil.

The roof covering is of grey slate and inspection within the loft area revealed modern felt as a
secondary weatherproofing barrier beneath the slates and this indicates that they have been lifted
and re-nailed at some time as the felt will not be an original feature with a house of this age. The
roof covering is in fair condition although a few slates appear to have been slightly dislodged by
wind action whilst others have broken corners and some have been re-fixed using metal hooks
(known as tingles). These indicate that occasional maintenance has been required and this
suggests in turn that some of the slates may have enlarged nail holes so allowing them to be lifted
from their nailing positions during high winds. You should, therefore, anticipate an occasional need
to undertake repairs to the roof covering.

The roof is framed in timber in a conventional manner using large section beams (purlins)
spanning between the load bearing walls to support the rafters, which in turn carry the battens
onto which the roof slates are nailed. Whilst | have made no calculations, the timbers are
adequately sized and supported for normal loading and show no significant deflection or
distortion. | could see no evidence of disease or beetle infestation.

Guttering is in PVC set on metal brackets and is in good condition.
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The foundations and footings have not been exposed for inspection as this would require
expensive excavations. Accordingly, | cannot confirm the stability of the building from its
underground support.

Walls to the property are solid brick and there is no visible barrier against dampness rising from
the ground (called a damp-proof course or dpc) consisting of PVC.

There are timber lintels over every window and door opening to support the weight of the wall
above.

The wall to the right gable when faced from the front is deflecting and there are cracks in the upper
level central wall brickwork. The walls have been raised in height and the upper courses are
narrower than the lower courses of brickwork. These walls are weaker and more susceptible to
structural movement. These upper walls will need to be strengthened or rebuilt to improve the
structural integrity of the building.

We refer to comments made in section D4 Walls regarding the use of lime mortars.

The main door to the garage is a set of double doors of timber construction set on iron hinges,
wear and tear noted to the doors. The hinge pins are set over sandstone blocks. The sandstone
has eroded with time and although it is not currently causing a problem, re-setting the hinge pins
onto new sandstone blocks should be done by a specialist and will be expensive.

Windows are of timber construction with single glazing. The rear window is dilapidated whilst the
front window will require safety glass. The wood store door is in poor condition.

The building will require repairs to eroding brickwork and sills to the rear. The left elevation ground
levels are high against the wall and this will pass moisture into the building.

If planning permission was granted and a design accepted by building control, it will be costly to
convert this building into accommodation. The structure itself would need to be strengthened,
insulation improved, a new thermally efficient floor with a vapour barrier will be required, insulating
the walls would reduce internal space. External wall insulation is not recommended on solid wall
buildings. There are other improvements needed to meet regulations and it would be an option to
explore rebuilding the structure in its entirety or erecting a modular building in its place.
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The building was originally lower and the upper level ofbrickwork added later. Note the original
roofline

The building has water and electricity fed from the main dwelling. Testing strongly advised.
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G2 Permanent outbuildings and other structures

The garage/stable block is of single skin concrete block construction built to agricultural standards.
The building has been altered and raised in height and now includes a modern truss rafter roof
frame covered with natural slate.

The external walls do not have a visible barrier against dampness rising from the ground (called a
damp-proof course or dpc) and are clad with timber fixed onto the walls with timber battens.
Joinery is in timber including louvred windows to the rear.

The solid floor construction detail has not been exposed for inspection as this would require
expensive and unnecessary core drilling. The floor is of concrete construction and is assumed be
without insulation or a vapour barrier although one may present.

Whilst the building is functional and is well maintained ground water is running from the ground at
the rear and causing dampness within the building. The ground water should be controlled by a
land drain system or similar method to an engineers design. Condition rating 2

If the building is to be repurposed requiring a dry environment with a raised ceiling for example.
There will be a need for external ground water control and this could involve a complex land drain
system incorporation water attenuation and silt traps and drainage diverting water into the current
surface water system. To raise the ceiling height, the current roof truss system will be unsuitable
as these frames are built to tight tolerances and should not be altered.

An option to explore through specialists is to tank the internal in the same way as a basement
conversion and new insulated internal walls installed.

The floor structure will need to be assed and a ventilated raised floor system could be a potential
option but this will be costly if viable.

A feasibility study by a reputable builder is advised.
G3 Other

The position and suitability of the boundaries should be confirmed by reference to the Title 9
Deeds.

| have not fully inspected the garden due to its size and | cannot assure you that there are no
invasive/destructive plants such as Japanese Knotweed.

The grounds in general are well maintained and are in good condition.

The raised decking to access the conservatory is nearing the end of its serviceable life. The timber
has weakened and flexes under foot and handrails are loose. You should allow for major repairs
to make it safe for the foreseeable future or replacing the decking entirely. Condition rating 3
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Issues for your legal advisers

We do not act as a legal adviser and will not comment on any legal documents. However,
if, during the inspection, we identify issues that your legal advisers may need to investigate
further, we may refer to these in the report (for example, to state you should check whether
there is a warranty covering replacement windows). You should show your legal advisers
this section of the report.



Issues for your legal advisers

H1 Regulation

Your Legal Advisors to confirm whether any statutory approvals (i.e. Planning and/or Building Regulation)
have been obtained for works to replace the windows and doors. A FENSA certificate may be available if
issued by the installers.

— Electrical installation

— Boiler

— Hot water cylinder

— Underpinning to the barn/rear reception area

— General building works
H2 Guarantees

Your Legal Advisers should check for the existence, validity and transferability of any guarantees,
certificates, warranties and service records. These should be made available to you before completion.
Likely items include:

— The electrical installation.

— Hot water and heating

— Building works including structural alterations
—  Windows and doors

— Domestic appliances Your Legal Adviser should confirm what appliances or fittings (if any) are to
be included in the sale

— Timber treatments

H3 Other matters

The property is assumed to be freehold.
Your Legal Adviser should also check the following:

- Any adverse easements, rights-of-way, restrictive covenants, servitudes or wayleaves affecting the
property. National Grid access to power lines.

- That absolute (good) registered title is available for the property and grounds.

- The right of access over the adjoining properties for the purposes of maintaining parts of the
property sited on boundary lines. Similar rights may exist in favour of adjoining property
owners/occupiers.

- The responsibility for maintenance and repair of the external boundary walls and fences prior to any
works being carried out.

- Full details on former land use and any ground contamination and remediation measures carried
out.
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- The precise maintenance and repairing responsibilities in respect of shared drains/sewers.

- If there is a chancel-repair liability upon the property under inspection.

- The actual property demise and boundary demarcation.

- That the road is adopted (maintained at public expense) by The Local Authority.

- That the main sewer is adopted (maintained at public expense) by The Local Authority.

- The restrictions of the property being located in a smoke free zone
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Risks

This section summarises defects and issues that present a risk to the building or grounds,
or a safety risk to people. These may have been reported and condition rated against more
than one part of the property, or may be of a more general nature. They may have existed
for some time and cannot be reasonably changed.



Risks

I1 Risks to the building

— Defective chimney flaunching

— Poor ventilation to the roof

— Non- breathable mortars

— Masonry paint

— Weakened roof timbers

— Joist timbers set into walls

— Electrical installation - test the wiring
— Poor ventilation to the basement

— Maintain good ventilation generally

— Raised ground levels to external walls
12 Risks to the grounds
Environmental searches should be obtained by your legal adviser.
I3 Risks to people

— All door glazing should be safety glazing

— No safety glazing to the garage

— The electrical installation (G1 — Electricity).
— The gas installation (G2 — Gas/QOil).

— Unsafe manhole covers in timber

— Timber decking
14 Other risks or hazards

We are unable to comment within the terms of this report which is restricted in its scope as to whether
any hidden problems with the ground on which the property is built.
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Energy matters

This section describes energy-related matters for the property as a whole. It takes into
account a broad range of energy-related features and issues already identified in the
previous sections of this report, and discusses how they may be affected by the condition
of the property.

This is not a formal energy assessment of the building, but part of the report that will help
you get a broader view of this topic. Although this may use information obtained from an
available EPC, it does not check the certificate’s validity or accuracy.



Energy matters

J1 Insulation
From a visual inspection, the property is insulated to a good level.

J2 Heating

Heating is provided by the systems described in F4 and my comments regarding condition and service
history should be noted. In terms of overall energy efficiency, the system is considered dated.

J3 Lighting

Because of their inefficiency, incandescent light bulbs have been replaced in many applications by other
types of electric lights, such as fluorescent lamps, compact fluorescent lamps (CFL), cold cathode
fluorescent lamps (CCFL), high intensity discharge lamps, and light emitting diode lamps (LED).

J4 Ventilation

Ventilation is provided by a combination of opening windows and doors together with minimal mechanical
ventilation. Buildings require a constant supply of fresh air to assure the ongoing health of occupants.
Mechanical ventilation, whether continuous supply or intermittent in operation, ensures that moisture,
prevents condensation, removes pollutants and odours and ensures the safe and sustained performance
of some combustion appliances. Effective ventilation should be achieved by design rather than reliance
upon natural means.

J5 General
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Surveyor’s declaration

Surveyor’s RICS number Phone number
5627751 07816245252
Company

Les Yates Surveys Ltd

Surveyor’s Address

19 St Stephens Avenue Warrington Cheshire WA29RH
Qualifications

MCIOB Assoc RICS

Email

les@lesyates.co.uk

Website

lesyates.co.uk

Property address

Address

Client’s name Date this report was produced
Name Date

I confirm that | have inspected the property and prepared this report.

Signature

On behalf of Les Yates Surveys Ltd
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Further investigations and getting quotes

We have provided advice below on what to do next, now that you have an overview of any work to be carried
out on the property. We recommend you make a note of any quotations you receive. This will allow you to
check the amounts are in line with our estimates, if cost estimates have been provided.

Getting quotations

The cost of repairs may influence the amount you are prepared to pay for the property. Before you make a
legal commitment to buy the property, you should get reports and quotations for all the repairs and further
investigations the surveyor may have identified. You should get at least two quotations from experienced
contractors who are properly insured.

You should also:

» ask them for references from people they have worked for
» describe in writing exactly what you will want them to do and
+ get them to put their quotation in writing.

Some repairs will need contractors who have specialist skills and who are members of regulated
organisations (for example, electricians, gas engineers, plumbers and so on). You may also need to get
Building Regulations permission or planning permission from your local authority for some work.

Further investigations and what they involve

If we are concerned about the condition of a hidden part of the building, could only see part of a defect or do
not have the specialist knowledge to assess part of the property fully, we may have recommended that
further investigations should be carried out to discover the true extent of the problem.

This will depend on the type of problem, but to do this properly, parts of the home may have to be disturbed,
so you should discuss this matter with the current owner. In some cases, the cost of investigation may be
high.

When a further investigation is recommended, the following will be included in your report:

» adescription of the affected element and why a further investigation is required
* when a further investigation should be carried out and
* a broad indication of who should carry out the further investigation.

Who you should use for further investigations

You should ask an appropriately qualified person, although it is not possible to tell you which one. Specialists
belonging to different types of organisations will be able to do this. For example, qualified electricians can
belong to five different government-approved schemes. If you want further advice, please contact the
surveyor.
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Description of the RICS Home Survey - Level 3
service and terms of engagement

The service

The RICS Home Survey — Level 3 service includes:
» athorough inspection of the property (see ‘The inspection’) and
* adetailed report based on the inspection (see ‘The report’).

The surveyor who provides the RICS Home Survey — Level 3 service aims to give you professional advice
to:

* help you make a reasoned and informed decision when purchasing the property, or when planning for
repairs, maintenance or upgrading the property

» provide detailed advice on condition
» describe the identifiable risk of potential or hidden defects
» propose the most probable cause(s) of the defects based on the inspection and

» where practicable and agreed, provide an estimate of costs and likely timescale for identified repairs and
necessary work.

Any extra services provided that are not covered by the terms and conditions of this service must be covered
by a separate contract.

The inspection

The surveyor carefully and thoroughly inspects the inside and outside of the main building and all permanent
outbuildings, recording the construction and defects that are evident. This inspection is intended to cover as
much of the property as is physically accessible. Where this is not possible, an explanation is provided in the
‘Limitations on the inspection’ box in the relevant section of the report

The surveyor does not force or open up the fabric of the building. This includes taking up fitted carpets, fitted
floor coverings or floorboards; moving heavy furniture; removing the contents of cupboards, roof spaces,
etc.; removing secured panels and/or hatches; or undoing electrical fittings.

If necessary, the surveyor carries out parts of the inspection when standing at ground level, from adjoining
public property where accessible. This means the extent of the inspection will depend on a range of individual
circumstances at the time of inspection, and the surveyor judges each case on an individual basis.

The surveyor uses equipment such as a damp meter, binoculars and torch, and uses a ladder for flat roofs
and for hatches no more than 3m above level ground (outside) or floor surfaces (inside) if it is safe to do so.

If it is safe and reasonable to do so, the surveyor will enter the roof space and visually inspect the roof
structure with attention paid to those parts vulnerable to deterioration and damage. Although thermal
insulation is not moved, small corners should be lifted so its thickness and type, and the nature of underlying
ceiling can be identified (if the surveyor considers it safe to do). The surveyor does not move stored goods
or other contents.

The surveyor also carries out a desk-top study and makes oral enquiries for information about matters
affecting the property.
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Services to the property

Services are generally hidden within the construction of the property. This means that only the visible parts
of the available services can be inspected, and the surveyor does not carry out specialist tests. The visual
inspection cannot assess the efficiency or safety of electrical, gas or other energy sources. It also does not
investigate the plumbing, heating or drainage installations (or whether they meet current regulations); or the
internal condition of any chimney, boiler or other flue.

Outside the property

The surveyor inspects the condition of boundary walls, fences, permanent outbuildings and areas in common
(shared) use. To inspect these areas, the surveyor walks around the grounds and any neighbouring public
property where access can be obtained. Where there are restrictions to access (e.g. a creeper plant prevents
closer inspection), these are reported and advice is given on any potential underlying risks that may require
further investigation.

Buildings with swimming pools and sports facilities are treated as permanent outbuildings and are therefore
inspected, but the surveyor does not report on the leisure facilities, such as the pool itself and its equipment
internally and externally, landscaping and other facilities (for example, tennis courts and temporary
outbuildings).

Flats

When inspecting flats, the surveyor assesses the general condition of the outside surfaces of the building,
as well as its access and communal areas (for example, shared hallways and staircases that lead directly to
the subject flat) and roof spaces, but only if they are accessible from within and owned by the subject flat.
The surveyor does not inspect drains, lifts, fire alarms and security systems.

External wall systems are not inspected. If the surveyor has specific concerns about these items, further
investigation will be recommended before making a legal commitment to purchase.

Dangerous materials, contamination and environmental issues

The surveyor does not make any enquiries about contamination or other environmental dangers. However,
if the surveyor suspects a problem, they should recommend further investigation.

The surveyor may assume that no harmful or dangerous materials have been used in the construction, and
does not have a duty to justify making this assumption. However, if the inspection shows that such materials
have been used, the surveyor must report this and ask for further instructions.

The surveyor does not carry out an asbestos inspection and does not act as an asbestos inspector when
inspecting properties that may fall within The Control of Asbestos Regulations 2012 (‘CAR 2012’). However,
the report should properly emphasise the suspected presence of asbestos containing materials if the
inspection identifies that possibility. With flats, the surveyor assumes that there is a ‘dutyholder’ (as defined
in CAR 2012), and that there is an asbestos register and an effective management plan in place, which does
not present a significant risk to health or need any immediate payment. The surveyor does not consult the
dutyholder.
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The report

The surveyor produces a report of the inspection results for you to use, but cannot accept any liability if it is
used by anyone else. If you decide not to act on the advice in the report, you do this at your own risk. The
report is aimed at providing you with a detailed understanding of the condition of the property to allow you to
make an informed decision on serious or urgent repairs, and on the maintenance of a wide range of reported
issues..

Condition ratings

The surveyor gives condition ratings to the main parts (the ‘elements’) of the main building, garage and some
outside elements. The condition ratings are described as follows:

R - Documents we may suggest you request before you sign contracts.

+ Condition rating 3 — Defects that are serious and/or need to be repaired, replaced or investigated
urgently. Failure to do so could risk serious safety issues or severe long-term damage to your
property. Written quotations for repairs should be obtained prior to legal commitment to purchase.

+ Condition rating 2 — Defects that need repairing or replacing but are not considered to be either
serious or urgent. The property must be maintained in the normal way.

+ Condition rating 1 — No repair is currently needed. The property must be maintained in the normal
way.

* NI - Elements not inspected.

The surveyor notes in the report if it was not possible to check any parts of the property that the inspection
would normally cover. If the surveyor is concerned about these parts, the report tells you about any further
investigations that are needed.

Energy

The surveyor has not prepared the Energy Performance Certificate (EPC) as part of the RICS Home Survey
— Level 3 service for the property. Where the EPC has not been made available by others, the surveyor will
obtain the most recent certificate from the appropriate central registry where practicable. If the surveyor has
seen the current EPC, they will present the energy efficiency rating in this report. Where possible and
appropriate, the surveyor will include additional commentary on energy-related matters for the property as a
whole in the energy efficiency section of the report, but this is not a formal energy assessment of the building.
Checks will be made for any obvious discrepancies between the EPC and the subject property, and the
implications will be explained to you. As part of the Home Survey — Level 3 Service, the surveyor will advise
on the appropriateness of any energy improvements recommended by the EPC.
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Issues for legal advisors

The surveyor does not act as a legal adviser and does not comment on any legal documents. If, during the
inspection, the surveyor identifies issues that your legal advisers may need to investigate further, the
surveyor may refer to these in the report (for example, to state you should check whether there is a warranty
covering replacement windows).

This report has been prepared by a surveyor merely in their capacity as an employee or agent of a firm,
company or other business entity (‘the Company’). The report is the product of the Company, not of the
individual surveyor. All of the statements and opinions contained in this report are expressed entirely on
behalf of the Company, which accepts sole responsibility for them. For their part, the individual surveyor
assumes no personal financial responsibility or liability in respect of the report, and no reliance or inference
to the contrary should be drawn.

In the case of sole practitioners, the surveyor may sign the report in their own name, unless the surveyor
operates as a sole trader limited liability company.

Nothing in this report excludes or limits liability for death or personal injury (including disease and impairment
of mental condition) resulting from negligence.

Risks

This section summarises defects and issues that present a risk to the building or grounds, or a safety risk to
people. These may have been reported and condition rated against more than one part of the property, or
may be of a more general nature. They may have existed for some time and cannot be reasonably changed.
The RICS Home Survey — Level 3 report will identify risks, explain the nature of the problems and explain
how the client may resolve or reduce the risk.

If the property is leasehold, the surveyor gives you general advice and details of questions you should ask
your legal advisers.
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Standard terms of engagement

1 The service — the surveyor provides the standard RICS Home Survey — Level 3 service described in this
section, unless you agree with the surveyor in writing before the inspection that the surveyor will provide
extra services. Any extra service will require separate terms of engagement to be entered into with the
surveyor. Examples of extra services include:

» schedules of works

» supervision of works

* re-inspection

+ detailed specific issue reports

* market valuation and re-instatement cost, and
* negotiation

2 The surveyor — The service will be provided by an AssocRICS, MRICS or FRICS member of the Royal
Institution of Chartered Surveyors (RICS) who has the skills, knowledge and experience to survey and report
on the property.

3 Before the inspection — Before the inspection, you should tell us if there is already an agreed or proposed
price for the property, and if you have any particular concerns about the property (such as a crack noted
above the bathroom window or any plans for extension).

This period forms an important part of the relationship between you and the surveyor. The surveyor will use
reasonable endeavours to contact you to discuss your particular concerns regarding the property, and
explain (where necessary) the extent and/or limitations of the inspection and report. The surveyor also carries
out a desktop study to understand the property better.

4 Terms of payment — You agree to pay our fee and any other charges agreed in writing.

5 Cancelling this contract — You should seek advice on your obligations under The Consumer Contracts
(Information, Cancellation and Additional Charges) Regulations 2013 (‘the Regulations’) and/or the
Consumer Rights Act 2015 in accordance with section 2.6 of the current edition of the Home survey standard
RICS professional statement.

6 Liability — the report is provided for your use, and the surveyor cannot accept responsibility if it is used, or
relied upon, by anyone else.

Note: These terms form part of the contract between you and the surveyor.

This report is for use in the UK

Complaints handling procedure

The surveyor will have a complaints handling procedure and will give you a copy if you ask for it. The surveyor
is required to provide you with contact details, in writing, for their complaints department or the person
responsible for dealing with client complaints. Where the surveyor is party to a redress scheme, those details
should also be provided. If any of this information is not provided, please notify the surveyor and ask for it to
be supplied.
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Typical house diagram

This diagram illustrates where you may find some of the building elements referred to in the report.
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Airbrick

Barge Board

Cavity Wall

Ceiling Joist

Damp Proof Course

(DPC)

Damp Proof
Membrane (DPM)

Downpipe
Eaves

Fascia

Flashing

Flat Roof

Flaunching

Floor Joists
Foul Drain

Foundation

Gable End Wall

Gulley

A brick with holes in it by design, used especially underneath timber floors and in roof
spaces, to allow ventilation.

Also known as a ‘Verge Board’. A board, usually wooden and sometimes decorative, placed
on the edge, or verge, of a roof.

A wall built with two sets of bricks or blocks, with a gap, or cavity between them. Cavity is
usually about 50mm.

Horizontal piece of wood used to support a floor (above), or attach a ceiling (below).
Sometimes also metal.

A layer of material that cannot be crossed by damp, built into a wall to prevent dampness
rising up the wall, or seeping into windows or doors. Various methods can be used.

A sheet of material that cannot be crossed by damp, laid in solid floors.

A pipe that carries rainwater from the roof of a building.
The overhanging edge of a roof.

A board, usually wooden, that run along the top of a wall underneath the bottom of a sloping
roof.

Used to prevent water leaking in at roof joints. Normally made from metal, but can also be
cement, felt, or other effective material.

A roof specifically designed to sit as flat as possible, typically having a pitch of no more than
15 degrees. A flat roof usually has the following components: 1. Waterproofing, 2. Insulation,
3. Vapour Barrier, 4. Substrate or sheathing (the surface that the roof is laid on), 5. Joists,

and 6. Plasterboard ceiling.

Shaped cement around the base of chimney pots, to keep the pot in place and so that rain
will run off.

Horizontal piece of wood used to support a floor. Sometimes also metal.
A pipe that conveys sewage or waste water from a toilet, etc, to a sewer

Normally made of concrete, a structural base to a wall to prevent it sinking into the ground. In
older buildings foundations may be made of brick or stone.

The upper part of a wall, usually triangular in shape, at the end of a ridged roof.

An opening into a drain, usually at ground level, so that water etc. can be funnelled in from
downpipes and wastepipes.
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Gutter

Hip

Hip Roof

Hip Tile

Inspection Chamber
Parapet

Purlin

Rafter

Ridge Tile

Roof Truss

Roofing Felt

Soakaway

Soffit

Soil-and-vent Pipe

Solid Wall

Surface Water Drain

Valley

Valley gutter

Verge

A trough fixed under or along the eaves for draining rainwater from a roof.

The outside of the join where two roof slopes connect.

A roof where all sides slope downwards and are equal in length, forming a ridge at the top.
The tile covering the hip of a roof, to prevent rain getting in.

Commonly called a man-hole. An access point to a drain with a removable cover.

A low wall along the edge of a flat roof, balcony, etc.

A horizontal beam in a roof, on which the roof rafters rest.

A sloping roof beam, usually wooden, which forms and supports the roof.

The tiles that cover the highest point of a roof, to prevent rain getting in.

A structural framework, usually triangular and made from wood or metal, used to support a
roof.

A type of tar paper, used underneath tiles or slates in a roof. It can help to provide extra
weather protection.

An area for the disposal of rainwater, usually using stones below ground sized and arranged
to allow water to disperse through them.

A flat horizontal board used to seal the space between the back of a fascia or barge board
and the wall of a building.

Also known as a soil stack pipe. Typically a vertical pipe with a vent at the top. The pipe
removes sewage and dirty water from a building, the vent at the top carries away any smells
at a safe height.

A wall with no cavity.

The drain leading to a soakaway.

Where two roof slopes meet and form a hollow.

A gutter, usually lined with Flashing, where two roof slopes meet.

The edge of a roof, especially over a gable.
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RICS disclaimer

o You should know...

This report has been prepared by a surveyor merely in their capacity as an employee or agent of a
firm, company or other business entity (‘the Company’). The report is the product of the Company,
not of the individual surveyor. All of the statements and opinions contained in this report are expressed
entirely on behalf of the Company, which accepts sole responsibility for them. For their part, the
individual surveyor assumes no personal financial responsibility or liability in respect of the report,
and no reliance or inference to the contrary should be drawn.

In the case of sole practitioners, the surveyor may sign the report in their own name, unless the
surveyor operates as a sole trader limited liability company.

Nothing in this report excludes or limits liability for death or personal injury (including disease and
impairment of mental condition) resulting from negligence.

This document is issued in blank form by the Royal Institution of Chartered Surveyors (RICS) and is
available only to parties who have signed a licence agreement with RICS.

RICS gives no representations or warranties, express or implied, and no responsibility or liability is
accepted for the accuracy or completeness of the information inserted into the document, or any other
written or oral information given to any interested party or its advisers. Any such liability is expressly
disclaimed.
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