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INTRODUCTION

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

The Building Survey takes the following format; there is an introduc %ectlon
(which you are currently reading), which includes a synopsis of th %d and a
summary of our findings.

We then go through a detailed examination of the property c% g with the external
areas working from the top of the property down, followe "B' the internal areas and
the buildings services. We conclude with the sectiﬁn for your Legal Advisor and
also attach some general information on the property et.

We are aware that a report of this size is so@\ daunting and almost off-putting
to the reader because of this. We would st that the purchase of a property is
usually one of the largest financial outla@‘uade (particularly when you consider the

interest you pay as well). o

We recommend that you set @e'time to read the report in full, consider the
comments, make notes of an@ s which you wish to discuss further and phone us.

We obviously expeet 0 read the entire report but we would suggest that you
initially look at th ary, which refers to various sections in the report, which
we recommend é ad first so that you get a general feel for the way the report is
written.

As part o@r service we are more than happy to talk through the survey as many
times u wish until you are completely happy to make a decision. Ultimately,
the{degision to purchase the property is yours but we will do our best to offer advice

\@1 e the decision as easy as possible.
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REPORT FORMAT

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

GENERAL/HISTORICAL INFORMATION
This has been given in the survey where it is considered it will aid understanding of t@or

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

TECHNICAL TERMS DEFINED .\%

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

A PICTURE IS WORTH A THOUSAND WORDS QQ

We utilise photographs and sketches to iIIustrate‘issuz or features. In some
photographs a pencil, pen, circle or arrow has been highlight a specific area.
The sketches are not 100% technically accurate; ﬂe'certainly would not expect you
to carry out work based upon the sketches alor%

\

IREES MNFLUENCING DISTANCE

Taatanne sopt s nde
tuyicaly affet (elau
brigm dvitiac

M Spnltee wndernrmind tethe, M1

©

5t Associated.co.uk

Influencing distance of trees

ORIENTATION Q\

Any refere Qleft or right is taken from the front of the property, including
observati% the rear, which you may not be able to physically see from the front
of thesproperty

ACTIO% EQUIRED AND RECOMMENDATIONS

\n have used the term ACTION REQUIRED where we believe that there are
items that you should carry out action upon or negotiate upon prior to purchasing
the property.

Where a problem is identified, we will do our best to offer a solution. However,
with most building issues, there are usually many ways to resolve them dependent
upon cost, time available and the length of time you wish the repair/replacement to
last.

Ok a0
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SYNOPSIS
SITUATION AND DESCRIPTION

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

There is a small garden area to the front, the car park is situated to the r ight and
an over grown swampy like area to the rear middle and left. at we
understand the brewery will be marking what land comes with the rty

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

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

make it more readable): \LV

Overview
xxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx XXXXXX.
o
Colour washed red brick.
2 storeys, 3 bay front with plinth. Cen@oorway in C20
gabled partially glazed porch wi nhneJpa nelled door. Doorway
flanked by single tripartite plain @ es with segmental heads.
2 plain sashes above. InteriorWit{tfthamfered beam with

triangular stops. \’
Roof (b

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

Referen 1,:0,0,0,0,0,0,0,0,0,0.0.0,0.4
v

If th the property interests, you your Legal Advisor may be able to find out
e Information from the Deeds.

\g eneral comment with regard to Grade Il Listed buildings is that we are finding

ome of the listings are not that specific or detailed and open for interpretation, we
would take advice from the Conservation Officer with regard to what is and is not
important on the listing.

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

Ok a0
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Putting Life into Perspective!

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

1750 The start of the Industrial Revolution @

1793 The Grand Union Canal was built 0
1947 The Polaroid camera is invented by Edwin Land 4>
1984 Live Aid Concerts raise funds for famine reli giopia

Location Plans \Lr

&7

-ion Public House 4
&

S,
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EXTERNAL PHOTOGRAPHS

Front view
Aerial view — 360 photo

_ L_eft view Right view
Aerial view — 360 phot Aerial view — 360 photo

Front isometric view

\(% Aerial view — 360 photo

Overgrown rear garden
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ACCOMMODATION AND FACILITIES

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

Ground Floor

The ground floor accommodation consists of:

X
1)  Left main bar %?

2)  Right lounge bar

3)  Rear right function room with toilets %&

(ladies rear left and gents front right)

4)  Rear right ladies’ toilets ( O’

5)  Rear middle double cellar Ly
6)  Rear kitchen &
7)  Rear left outdoor toilet O o

8)  Central stairs to accﬁs c@dor

‘ Funaton room Lm ‘

Ok a0

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [w]
©

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



XXXXXXXXXXXXXXXXXXXXXXXXNG Lincolnshire XXXXXXXXXXXXXX
First Floor

The first floor accommodation consists of:

1)  Rear bathroom -
2)  Rear bedroom @) ’_-@F%v

3)  Middle bedroom —_— < r\

4)  Left bedroom [—_u' :,I

5)  Right bedroom Begroom :7

Badroom 4

t. P — \I 1 \ Bedroom 2
Bedroom 1
N Direction of \
J ' ot \
Bedroom 3

—  —

-

\%&I’ e Areas

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

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

Ok a0
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INTERNAL PHOTOGRAPHS

The following photos are of the internal of the property to help you recall what it looked
like and the general ambience (or lack of).

Ground Floor

Front left bar

Lounge bar fireplace O

Bedroom to left

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited "?fl_; Associated.co.uk

Main bar right

Main bar left ~E

Right lounge bar

\‘ I‘l ‘
Rear middle double cellar Front right gent’s toilets
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Rear right function room

Rear kitchen

N

\« Ladies toilets Central stairs to top floor
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Rear bathroom

‘ Middle bedroom

Left bedroom
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SUMMARY OF CONSTRUCTION

External

Chimneys: Four brick chimneys (left, middle, right and rear)

Main Roof: Pitched, clad with manmade slate w\i
(possibly asbestos) . %

Main Roof Structure: Cut timber roof (old and new) 0
Right Fat Roof: Felt covered (assumed) Q 5
Rear Flat Roof: Felt covered (assumed) O

Rear Flat Roof to Canopy: Felt covered (assum%

Rear Entrance Roof: Asbestos (assumer@,

Middle Left Flat Roof: Felt covered (@Jrﬁed)

Gutters and Downpipes: Mixtupe of Cast iron and plastic

Soil and Vent Pipe: %@re of cast iron and plastic

Walls: ‘x(bnglish Wall Bond brickwork / Flemish Bond
brickwork / Stretcher Bond Brickwork / Rough Cast

O Render (all assumed)
Fascias and Sozﬁct@ Painted timber

Windows %'Uoors: Sliding sash windows / Metal casement windows /

% Timber casement windows

Ok a0
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Internal

Ceilings: Lath and plaster and plaster (assumed)
Perimeter Walls: Dry lined and wet plastered finish (all assumed)
Internal Walls: Mixture of solid and studwork both old and new

(all assumed) q
Floors: Ground Floor: Concrete (assumed) 0

First Floor: Joist and floorboards with embedde @

(assumed)

Services \LV

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

Heating: resis a metal oil tank located to the rear left.
@ boiler room off from the kitchen.
Electrics: . Kv’ The electrics are located in the function room and the
@ bar area
Drainage: OO The manholes are located to the rear
We have u rm ‘assumed’ as we have not opened up the structure.
ACTI UIRED: Your Legal Advisor needs to check and confirm the above and

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

Ok a0
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EXECUTIVE SUMMARY [?DD

Summaries are not ideal as they try to précis often quite complex subjects into a few
paragraphs. This is particularly so in a summary about someone’s future home
when we are trying to second-guess what their priorities are, so it is importa&tye
Report is read in full.

It is inevitable with a report on a building of this nature that some of es we

have focussed in on you may dismiss as irrelevant and some of thgg aS that we

have decided are part of the ‘character’ of this property you may think are very

important. We have taken in the region of xxx photograph ring the course of

this survey and many pages of notes, so if an issue has nrtﬁgdiscussed that you
I

are interested in or concerned about, please pho to us before you
purchase the property (or indeed commit to purch@\he property), as we will
more than likely have noted it and be able to comment upon it; if we have not we
will happily go back. E,«

We have divided the Executive Summar Q‘The Good’, ‘The Bad’ and ‘The
Ugly’, to help distinguish what in our rr@af’e the main issues.

Once you have read the report wc.gﬁj recommend that you revisit the property to
review your thoughts on the bu in light of the comments we have made in this

survey.
B
e Goo ¢
N

Survey reports offt full of only the faults and general ‘doom and gloom’, so we thought we
would start WiE: positive comments on the property!

1) ‘! he @)erty has potential.
2 M IS a vacant possession.

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

Ok a0
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The Bad

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

1.0) Chimneys

All four chimneys are weathered and require repair
and repointing.

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

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

We assume the work can be carried out from a;

ar left chimney

they are several hundred

ANTICIPATED COST: £3,000 -ﬁ)o (three thousand pounds to five

thousand pounds); please obtain c@aﬂons.

Aerial view — 3

\Vas

Front left chign Front middle chimney

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

: SCAFFOLDING TOWER FLAGUNCHINGS TO A CHIMNEY

g - Hatlorm »
] Lot

- Ladder

- Bracing

&)

15t Amsociated co.uk ™

Flaunching,

A low, wide cement
mortor fllet surr -n\‘&r\g
the flue terminal on top
ok the .;h:m'k:q stack

to throw off roimwates

4]

{
5t Associated co,us

Tower scaffold Flaunching to a chimney
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2.0) Roofs deteriorating

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

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

Should the property be re-roofed?

aI view — 360 photo

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

being needed. 0 i sl

ranks can fad ¢ h.q!trr\

When you carry out the roof cover /(sfaté roof / 4
repairs you must carry out repair e roof | Tnseues e

structure. There are various timbers tHat are split ‘:‘"" '
or are bending and need repla partlcularly to | ) "
the valley gutter to the rear 0 the roof to the __ S
front right side. Roof tingles

IRED: We Dbelieve
oofs will require repair and
within the next five to ten

WICIPATED COST: Depending on
& hich roofs are carried out £5,000 - -
£15,000 (five thousand pounds to fifteen ™ sjipped siates to the rear left
\ thousand pounds) (per large roof). When the
roof work has been carried out we would
also carry out any associated wall and
window work etc. utilising the scaffolding
that will be needed for the roof repairs;
please obtain quotations.

ACTION
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3.0) Roof structure

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

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

roof. 0&'

Old roof structure to %
of the prop

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

Strengthen the roof by the addition of extra timbers. You can see in the roof
there are some split timbers which need extra support, we woul y
clearing the roof all the stored items and rubbish.

[ ]
ANTICIPATED COST: In the region of £1,000 to £2,00 @g%)usand
pounds to two thousand pounds); please obtain quotations.

S

4.0) Woodworm in the roof

You will also notice there is some woodworm in
the roof structure which we believe is achive
although there is a fair proportion o

woodworm.
o

We think the woodworm activity wi duced

if not stopped all together once, the %@@f is made .

water tight moving the dam ¢ (woodworm = -~
like dampness) and also getti r ventilation in Woodworm in the roof

to the roof and heating to % Iding.

[ J
We would strongl a@é against using chemicals or any other sprays to treat
woodworm as we @I there are far better ways of dealing with woodworm in the

long term. O

A REQUIRED: Make the roof watertight as previously described

onitor woodworm activity.

[=] =]
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5.0) Manmade roof and asbestos

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

» i

shestos roof to the rear entrance

Left manmade slate roof &rA

ACTION REQUIRED: If you wishdo confirm you are 100 percent free of
asbestos, you need to have an @ S survey carried out.

Our insurance company ifes us to advise we are not asbestos surveyors
and advises us to rec d asbestos surveyors are instructed and that you
have your own asbe% rvey carried out.

ANTICIPATF_} OST: A few hundred pounds for an asbestos check;
please obtai tations.

O
K=

\"’}?

[=] =]
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6.0) No protective underlayer

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

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

No protective undertayer to older
sty, ruction

protection.

Turnerising? ‘ O,

We would add that a lot of the slates looked a slate second and what looks to
have been a turnarising in on the slate whi Isible on the inside in a darker
colour so the slates might not be in that g condition and maybe brittle when
you try to repair / replace them. O o

Turnerising Defined O

This is a process used usé.when roofs have started to deteriorate
or leak and it involves overing of a roof with a mesh and coating
in bitumen. It 1is aldio impossible to economically save or re-use
materials which have@ treated in this manner.

roofs, adgh secondary protective underlayer.

[ J
ACTIOWIRED: You will ultimately need to re-roof all of these

A ATED COST: This work should be carried out in conjunction
ithwe-roofing. Please see our earlier costs in the roof deterioration section.

A2

Ok a0
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7.0) Elat roofs

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

We do not believe these should be in your priority
list as there are far more important things and
their general condition is average, however there
are signs of moss and water sitting on some of
them which will lead to accelerated deterioration.

ACTION REQUIRED: We would st clearing them of the moss. We
feel that most roofs will be able to b ed repaired whilst you focus your
efforts on the pitched roofs. O o

ANTICIPATED COST; F@nundred pounds for repairs, but sooner or
later they will need repla d the costs are likely to be in the thousands of
pounds, particularly 4 are using insulation and high performance
elastomeric felt. PI% tain quotations.

.\(Dy

8.0) Walls - Brickwor

The walls a finished in brickwork, in a soft
red brick has been painted in various areas.
Itis ture of bonds but probably the main
b English Bond and Flemish Bond.

\g brickwork is deteriorating considerably in

ome areas, to the point where it has had repairs.
Unfortunately, these have been carried out
wrongly in cement mortar which can cause more
damage than good. Also there looks to be cement
mortar to the front that has been painted over and
made to look like bricks.

ement mortar to look like bricks

[=] =]
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0 NGLISH BOND _,5:\ .
RRICKWORK R N\
& | .-Z-’
4 Sy 2
] - -~

S -

"t Aun(ultd.m.uho 1 fl,l:
English bond

Ad-hoc ointing'

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

ANTICIPATED COST: £2,500 - £5,0Q0
(two thousand five hundred pounds to fiye
thousand pounds) this work will be c%
out over a long period of time. Pk is
best carried out over the sum@ onths. Whole bricks replaced with cement

You need to find a good,bricklayer that is mortar
experienced in using lim r; please obtain quotations.
Lime Every Ti&g he age of this property

Unfortunate@ e re-pointing, whilst well meaning, is not appropriate for this
type of ction. A cement mortar has been used rather than a lime based
morta recommend you use lime mortar in any future repairs regardless of
N?.w builders say! Using lime mortar will limit further damage to the
% kwork, which is almost impossible to repair successfully. However, we
uld add that many, if not most, of the properties that are re-pointed are re-
%pointed wrongly; it is only in recent years that we have discovered the problems
that can occur from it.
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CEMENT POINTING AND DAMPNESS a%““%?“
Outside Inside Splng
Cement ve-pointing \
o S ‘:_r_._Moishaufmw.us
T | T_1, washing, breathing, et \ i
ng out P 3\ ( )
G et s drying out :;Pwllw:u? \ : A li dampness
cannot get out \\‘ s —
Rising | il

. Associated.co. uk©

Cement pointing and dam‘ness ;

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

Tie Bars Defined <:)

Tie bars add stability s and often
cross-bracing them a @Jdlng them in
place.

The bracket that I e it is for a hanging
basket may also bar

9.0) Cracking and tie bars

Crack and possible tie bar

To the le of the property we can see cracking. Unfortunately, they are very
difficult n the photos. It does mean that movement is going on to the right
S|de on as tie bars are added to stabilise walls and offer cross bracing to

LOADBEARNG WALL & FLOOR BRACING

\%

Qutside Outside
e -
""""'""K T hrnx.v}l bolt tes walls Bearng
f"'u and foor tog-ﬂ'tr f{“'
- Pattress Pl.:!t.-\
(decorative

ge. @ l-r.mnqpl.\km}
=) - o

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

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

the cracking has been noted by a structural : O

Vertical crac to the right side

surveyor (this should cost them nothing
other than time to write the letter).

This usually means that the insurance ny will carry out a monitoring
exercise (the Building Research Establishment recommend monitoring any
cracks for a minimum of one y te establish if there is any progressive
movement. Your future liabilj be limited to the cost of the excess on

the insurance providing the in nce company is happy for you to take over
the insurance claim.

Your solicitor neeN sure this is a legally watertight process and ensure
your liability | j,s li to paying the excess on the insurance only.

CJ
2

\%&
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10.0) Cracking to brickwork

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

Cracking around window and door openings

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

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

ACTION REQUIRED: Stop dam S
from roof and guttering. Stop ra'%a

draining from the roof and gutterin

the walls. Check and repair i so(they
maybe timber). Check and walls " Cracking to the window
which may involve rem ing he cement

render externally and t ©dern plasters

internally and allowin alls to dry.

X\

Structural movement (b,

We noted crackir@%ch we believe relates to structural movement that is all
within the ol art of the property. We do feel this is causing deferential
movement i ewer part of the property to the right side.

Cracking to the rear right Crack on the front right, hidden
Aerial view — 360 photo within the function room roof
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We can see movement to the rear of the property
which we believe is due to poor ground conditions,
possibly a flooding or swampy area to the rear and
possibly peat.

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

We feel probably the best way forward is before you g@@nmit to purchasing
the property, we would recommend the existing owr@ out an insurance claim
advising that the cracking has been noted by a struc surveyor (this should cost
them nothing other than time to write the Agtter). This usually means that the
insurance company will carry out a monitor ercise (the Building Research
Establishment recommend monitoring any&s for a minimum of one year) to

establish if there is any progressive @ent. Your future liability will be limited

to the cost of the excess on the insur oviding the insurance company is happy

for you to take over the i msurané cl
Your solicitor needs to enSLK) is a legally watertight process and ensure your
liability is limited to paym& excess on the insurance only.

vf“’%
N
\%
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11.0) Is there a timber frame structure hidden in the building?

There are signs internally that this was once a box timber frame structure although it
has been much altered over the years. It may have looked something like the
sketches below. It could have been originally a timber frame structure with infill

panels between the bays which were originally filled in wattle and daub, a

changed to brickwork infill panels.

LARGE BPOX TIMBER FRAME
BUILDING
Roof Frame
A 4
B Floor
V4 Frame
< wall
Frame
bBay
Cross : ol F)d y E’?},‘J 3
Frame +
1§t‘ Associated.co.uk

n

. OA

lathes
sprung into — Stove
grooves
Grooves —__ ,
Timb -~ Stove
in Timber
roove
Frame -

BOX TIMBER FRAME FANELS

s Feg ﬁxings
" hold timber
frame

Woven —— — Stove holes

(1st) Associated.co.uk
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Timber frame building ‘ )'

Box timber frame panels

Wattle and daub defined ,b‘

This is a composite b 'l@g material used for making walls, in which a
woven lattice of wo strips called wattle 1is daubed with a sticky
material usually® a@of some combination of wet soil, clay, sand,
animal dung and

We can see
wattle an
brick

&

Gﬁg@e internal walls that there is still
. We simply do not know what the
ides.

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

Wattle and daub in the walls

Marketing by:
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Modern timbers

AS IS
added

More

often the way modern timbers have been
over the years.

For example;

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

typically timbers are black with white

plaster between although this was a Victorian way
and originally they would have had a colour wash or fime wash.

12.0) High ground level

The ground level around the property is relaﬁaﬂ/ high leading to dampness getting

in particularly where the building is bui@)m the so

&

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

HIGH GROUND LEVEL )

Raun

’ | leve!
i B _1

v hg}\ ground leved b o

0

(.mslr.\".l.vrfmrm n rnv}\rru' 19 Asociated.Co.ue

6\ﬂgh level ground

ON REQUIRED: Lower the ground
vel around the property and we would also
recommend you add a French drain.

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

Marketing by:

ft red brick.
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Ground level is high to front left
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13.0) What is happening on the rear left of the property?

To the rear left side of the property there is what we

would describe as an over grown swampy area. We

had our best view from the flat roof at the back of
the property.

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

from the building

A2
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ACTION REQUIRED: V\Cﬁ mmend
soak aways are added tg, the rety of the
rainwater drainage, w “will need to
discharge as far awa the building as
possible.

ANTICIPATF_? OST: It really depends
on how mu und work you have already
allowed but we expect for three
plus drainage and guttering in
sts to be in the region of £5,000 to
0 (five thousand to ten thousand
ounds). Please obtain quotes.

g

the ladies’ toilets

SOAK AWAY

| T

©

152 1 Amaciaied co Uk

Soak away

SW py re

You may also need to replace all the gutters and downpipes, although some
may be saveable, but in the long term you may need to replace them all. You
will need to decide and talk to the Conservation Officer as to whether they

can be plastic or have to be metal.
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14.0) Listed Building alterations without permission

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

We would recommend you speak to the Listed Building Officer with r
property to see if they have a photographic record of its condition
authorities do have. It will then be worth comparing this against
way the building presently is, as we do feel a lot of alterati
have been carried out.

You should be aware that any amendments that @%n carried out without
approval become your liability and your risk. This e insured against by the

owners but you do need to establish this befor%gurchase the property.

d amendments

ACTION REQUIRED: We would %&/s recommend a visit to the Listed
Building Control Officer before yptlegally commit to purchase.

QO

15.0) Insuring a property that has @as signs of movement

obvious signs of mov, and that the brewery may be self-insuring as the

property owners 0 o this, particularly where there is no mortgage or a
negligible mortgage.

O
16.0) Dry Iinig%

N4
\?

You do need to be awar;t@it may be difficult to insure this property with its

Ok a0
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The property has both old dry lining and also
relatively modern dry lining (by relatively
modern we mean the last 40 years).

Perks of the dry lining / false wall is to hide the
dampness coming through into the property
which is considerable. Even with the repair work
that we have mentioned you may get an element
of dampness coming through. You have to
consider part of the character of this building.

A way to resolve this would be to continue with
the dry lining although it only hides the problem
rather than resolves it.

ACTION REQUIRED: You ne
decide exactly what sort of finish u

want internally, but we thin w will
probably end up dry lining of the
property.

b [ ]

Trees \J

[ J
There are trees arou building particularly to '

the left side whe re are larger and mature

trees and smalleritrees to the rear. We can also

see that songe«large trees have been cut back on
ell

the left si

t as of course they can become a problem.

Id advise that trees can be very important
I oving water from the soil up to a certain
N
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Insurance companies tend to like substantial trees
to be three to six metres away from a property.
However, this depends on the actual insurance

company.

ACTION REQUIRED: You need to
regularly maintain the trees.

ANTICIPATED COST: A few hundred
pounds; please obtain quotations.

[=] =]
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Services

17.0) Dated electrics

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

1970’ to 980's M'use Board

1970’s Fuse board

ACTION REQUIRED: It may be
having a new system i

carried out by an NIC
approved
equivalent.

gistered and

electrica@ ontractor or

nst
recommend an Institution ofﬁﬁeering
and Technology (IET) tea andws€port to be

ctrics in the function room

®* We

Electrics in the bar area

ANTICIPA OST: £250 - £500
(two hundred/and fifty pounds to five
hundred (polinds) for a test and report and

wou r%pect costs in the region of £2,000 - £5,000 (two thousand pounds to
fiv sand pounds) for a new system; please obtain quotations.
18.0) Heati

\( will need to start again with the heating. From what we understand you are in
he heating trade.

ACTION REQUIRED: Install a new heating system.

ANTICIPATED COST: We would normally budget in the region of £4,000
to £7,000 (four thousand pounds to seven thousand pounds) for a new heating

[=] =]
[=]

©

Marketing by:

www.1stAssociated.co.uk
0800 298 5424

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited ".’E‘.; Associated.co.uk

35



XXXXXXXXXXXXXXXXXXXXXXXXNG Lincolnshire XXXXXXXXXXXXXX
system depending upon whether you want one or two zones; please obtain
quotations.

19.0) Well or septic tank

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

if it is a well, a septic tank or something similar. Place the sump pump in d
pump out what is in there to see if we can see the size and construction of tic
tank. .A

.....

i ; |
e
[ [ - 4
Wnovwwn 25 Bboavptiee Al
15t ) Associated.co uk© PLAN v

O ° Septic tank

ACTION REQUIRED: ,We @)mmend you pump out the well with a sump

pump or get a company main it to see how it is constructed and put a new
septic tank in dependi the capacity etc.

ANTICIPATEI(%&.BT: We would expect this to be in the region of

£10,000 - EZU’%n n thousand pounds to twenty thousand pounds) and you
are likely to@ ew drainage runs as well; please obtain quotations.

The Ugly %60

We no mEIy’put here things that we feel will be difficult to resolve and will need serious
con '&t n.

A
Cparacteristics of this type of property

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

Ok a0
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understand there are various characteristics on this property that will be hard to
change.

Other Items

Moving on to more general information. Q\J

Maintenance g

The property is in a dilapidated condition and unoccupied. It sh%ge appreciated

that defects which would normally be highlighted in a moder rty, effectively
form part of an older property’s overall character and st ch defects are
considered acceptable and may not have been spe@ referred to as defects

within the context of this Report.

relation to the flat roofs and a budget for suc must be allowed to ensure it is
maintained in good condition.  This prevent undue and unnecessary
deterioration. In this case we believe t has been a lack of maintenance to the

property. o

Getting to know more about properties - SPAB course

This type of property will require ongoing&r@ance and repair particularly in

We would recommend th&&go on a Society for Protection of Ancient Buildings
(SPAB) weekend caur ooking after and maintaining older properties. Even if
you do not intend t out the work yourself it does give you a far better idea of
what work should arried out. The website for this is www.SPAB.org.

Services

Wh|I %ave carried out a visual inspection only of the services within the
we would always recommend you have your own specific testing for each
@ services. We also need to advise you of the following:

\Electrlcs

The electrics are in the main bar and in the function room. The Institution of
Engineering and Technology (IET) recommend a test and report whenever a
property changes occupancy. This should be carried out by an NICEIC registered
and approved electrical contractor or equivalent.

Ok a0
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Heating

As far as we can see the heating looks to have been removed, however therge, are

radiators throughout the property. We would recommend that a new s@be
installed.

Drainage (N%

A
In older properties, such as this, drainage was OLD STYLE PUSH MT DRAIN
often push fitted together rather than bonded Gl -
together which means that they may leak over Sl
the years. Whilst we ran the tap for 15 minutes | Jonts
without any build up or blockages the only way g conlesk -
to be 100% certain of the condition of the drai SL ]
is to have a closed circuit TV camera report.é’a\ el —

Push fit drain

Water Supply O °

There is danger in older pro ertiegf having a lead water supply; we would
recommend that you speak to wter company to ask them if they have carried

out such replacement, as v, be re-piping much of the water used in the
building it gives an ideal o@b{mity to also check for any remaining lead pipes.

[ J
ACTION R RED: We would reiterate that we
recommende?t regard to all services that you have an
indepenc eck by a specialist contractor.

DIY/Har@%n Type Work
v

Tgre re numerous other items that we would class as DIY or handyman type work

ere are various items that we think you need to have a specialist tradesman in

\r ' such as work to the listed building of repointing the lime mortar and also repairs

0 the windows. We have detailed these and other issues within the main body of the
report.

Purchase Price

Ok a0
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We have not been asked to comment upon the purchase price in this instance, we
have however referred you to sources of general information on the housing market
within the Information on the Property Market Section, which can be found in the
Appendices at the end of the Report.

Every Business Transaction has a Risk \,4

Every business transaction has a risk, only you can assess whether isk is
acceptable to you and your circumstances. You should now read t M ody of
the Report paying particular attention to any “ACTION REQU IREDY points.

Estimates of Building Costs

Where we have offered an estimate of building coka!ase remember we are not
experts in this area. We always recommend yay @btain quotations for the large jobs
before purchasing the property (preferably th tes). The cost of building work
has many variables such as the cost of Iabou& estimates can of course vary from
area to area when giving a general indjeation of costs.  For unskilled labour we
currently use between £75 and £12€Penty five pounds and one hundred and
twenty five pounds) per day (thg hig osts in the city areas) and for tradesmen we
use between £100 and £200 (o@ndred pounds and two hundred pounds) per day
for an accredited, qualified, @V tradesman. Other variations include the quality
of materials used and ho ork is carried out, for example off ladders or from

t
scaffold. o
NY

If you obtain bui@ps estimates that vary widely, we would advise the work is
probably diffit@or open to various interpretations and we would recommend a
specificatio epared. It would usually be best to have work supervised if it is
complex, of which we can do if so required.

x‘%?

Ok a0
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SUMMARY UPON REFLECTION {:}
R

(2]

The Summary Upon Reflection is a second summary so to speak, which is carried
out when we are writing the second or third draft a few days after the initial survey
when we have had time to reflect upon our thoughts on the property. We wguld
add the following in this instance:

The very important part of this which we believe you undersf@w our
discussions is to liaise with the Conservation Officers and Plannin %f and get
to understand exactly what they want. Although we were onge ised that the

planning rules and conservation rules are written in black an iteyand interpreted
in grey, it is very much how things are interpreted and in "ﬂ ften relates to how

you approach them, the quality of trades people th e on the job and how
work progresses. You advised that you have metfthe Conservation Officer and
Planning Officer already, we would recommend bgfor ou start work that you meet

them again and outline what you propose to hat time scale it will be done
in.

We would refer you to our comments (in'fhe Executive Summary, ‘Good’, ‘Bad’
and ‘Ugly’ Section and ask that you re-redd these.

As a general comment for any ?equired we would always recommend that you
obtain at least three quotdtions for any work from a qualified, time served
tradesperson or a co nt registered building contractor prior to legal
completion. °

We would ask read the Report in full and contact us on any issues that you
require furth fication on.

Nad

A2

Ok a0
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AERIAL VIEW — 360 PHOTOS

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

Front view 0
Aerial view -360 photo

Moss on roof
Aerial view -360 photo

Marketing by:

Rear view
Aerial view -360 photo

Chimney in below average
condition
Aerial view -360 photo

.‘ ,‘:
Asbestos roof to the rear
Aerial view -360 photo
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MORE ABOUT THE REPORT FORMAT

Just a few more comments about the Report format before you read the actual main
body of the Report.

TENURE - FREEHOLD (OR AS GOOD AS)

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

ESTATE AGENTS - FRIEND OR FOE? : Q
|

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

SOLICITOR/LEGAL ADVISO@O

To carry out your legal work an use a solicitor or a legal advisor. We have
used both terms within th t

TERMS OF ENGA@ENT/LIMITATIONS

This report is carried out under our terms of engagement for Building
Surveys, as to and signed by yourselves. If you have not seen or are not
happy wi%r terms of engagement, please phone immediately 0800 298 5424 or
emai etary from which this survey came from.

Oou IS ONE HUNDRED PERCENT SATISFACTION

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

Ok a0
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THE DETAILED PART OF THE REPORT
FOLLOWS, WORKING FROM THE TOP OF
THE PROPERTY DOWNWARDS X,

Y

From our investigations the property is Grade Il Listed

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

L
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EXTERNAL
CHIMNEY STACKS >
DORMER WINDOWS A
Chimney Stacks v

Yy
Chimneys developed originally from open fires placed within buildings. Fromathi himney
has developed to its present day format where it is used as an aesthetic featur al point

rather than purely just to heat the room.

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

Chimney One - Front Left &r

This chimney is brick finished with a
flashing and two chimney pots. Fro hat we
could see from ground level it Ioo@ n below

average condition conaderng type and

style with a slight lean on it

We noted an aerial attac &o the chimney which
we are not keen on‘xc ts into the brickwork

Front left chimney

rather like a chees utting into cheese. PLALUNCHINGS TO A CHIMNEY
Haunchn

Unfortunatel @e were unable to see the g e S

flaunchin rly, we therefore cannot comment mortar Rlet surounding

u pon he the flue termnal on tc P
of the chy moedy slix k
& to throw ol minwater

19 Associated co.uk

\(% Flaunching
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Chimney Two — Rear Left

This chimney is brick finished with a cement flashing and one chimney pot. From
what we could see from ground level it looked in below average condition
considering its age, type and style.

Rear left chimney QllISCIP

Chimney Three — Front Middle

This is a large slender chimney which isyDbhi
finished with a cement flashing and ong.chimney
pot. From what we could see from d level
we could see areas where there was({po)mortar and
again from ground level it lookeshin below average
condition considering its age nd style.
O B B

Chimney Four — Ff@hht Front middle chimney

This chimney :&?ﬁnished with a lead flashing

and one chi ot. From what we could see

from gro vel it looked in below average
%sidering its age, type and style.

cond{{ion
N CTION REQUIRED: All chimneys need

repointing and repair work and flaunchings

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

Front right chimney

Please see our comments in the Executive Summary.
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Flashings Defined

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

chimneystack to throw off rainwater. PY

Flaunchings Defined &

A low, wide cement mortar fillet surrounding the flue terminal on qwithe

Spalling Defined 0

Spalling occurs to brick or stone when water penetrates he rface and via
@E‘ i%&

freezing and thawing starts to cause deterioration to face. This in
turn allows further water penetration and the surface -\ up further. This
o ]

ultimately can lead to water damage or structuralC Fhe area.

Cement Flashings Defined

This is where cement has been used to cove%r fill the Jjunctions between
two areas, for example between a roof a@ wall to help prevent dampness.
Cement 1is a brittle material and prone cracking which in turn allows
dampness into the structure. We w@ ealways recommend the use of lead

flashings.

Finally, we have made ou tjassumptions on the overall condition of the chimney
stacks and dormer win rom the parts we could see we could not see above
roof level. The inspécti as made from ground level within the boundaries of the
property (unless o@%ise stated) using a x16 zoom lens on a digital camera and
aerial photogra@ closer inspection may reveal latent defects.

Please al e Chimney Breasts, Flues and Fireplaces Section of this Report.

N4
\%
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ROOF COVERINGS AND UNDERLAYERS

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

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

We will consider the roofs in ten areas:

1. Left main roof 6. Far left flat roof

2. Right main roof 7. Rear left flat roof

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

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

Aerial view — 360 photo

Main roof to left O ‘

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

roof’s age type and style. \4

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

*
Moss on roof and grass growing
in gutter to main roof front left

Main roof to the front left
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Slipped natural slates to main roof
rear left

ROOF TINGLE - Pixing Tingle to Batten

Rusted Bxing : Rool

renls can hu' * hatten
i p

1 l\')c* used / 1 zv:r"r

10 hold alate

- o
in V" we 3 - Sates
(3]

19 Awociated co.uk

5

Lead ting| .
eaad ungles Bo Around 50 lead tingles on main

roof
Lead Tingles or Lead S efined

These are strips® %ad usually about 25mm wide which are used to
secure slates whéj& ey have slipped.
SCAITOLDING

AC REQUIRED: We recommend . L\
re-feefing. At the very least we would clear :
0SS.

& protection ;’T 4_‘ 4 -
\% ‘\('.\“l I'I{I"s ) )‘. i ,‘ "‘

W Amociated co.us

o

-

o

Scaffolding to the entire building
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ANTICIPATED COST: If you can re-use

the existing slates then we would expect e

costs to be in the region of £5,000 to B ik
£10,000 (five thousand pounds to ten g
thousand pounds). If not, and we think it is ey Ladder

likely that these are already second-hand
slates, then the bill would increase by about 1o ma
£5,000 to £10,000 (five thousand pounds to o

ten thousand pounds). Please obtain quotes. T @aﬁow

Roofing contractors now typically require the enfre@l g to be covered by

- Peac ne

scaffolding; often over the roof as well.

Main roof to right A %

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

Main roof rear right
Aerial view — 360 photo

Main roof front right

% ACTION REQUIRED: Ad hoc repairs to slates to make watertight for
\ the oncoming winter.
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Protective Underlayer (Often known as the sarking felt or underfelt)

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

Main left and right hand roof

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

Location of
/ provective
/ underlayer

PROTECTIVE UNDERLAYER

Often Rnown 2z dn underfelt or carking felt

woof tiles
_ Connon Rafter
T forming tie piteh of the roof

mf batten ©

1st ) Associated.co.uk

Protemerfayer

the front of the property, to

They range from having no protective underlag‘zegon the left side, to having 1960°’s
0

having what looks like a breathable undertaye
started to be used from about the year 2

style Hessian base underlayer (bitumen) to 2

No protective underlayer,t
left side of the rp

&

1960’s Hessian base underlayer to
left side of roof

the right side, which generally

2002 breathable underlayer to the
front right side

erally found it to be in average condition with damage to some areas which
pical of what we find. Of course there are areas where there is no protective
\underlayer at all. Often in older roofs they had no protective underlayer.
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Low Level Front Roofs — Single Storey Roofs

Front entrance roofs

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

Ng

o
Left entrance roof O Right entrance roof
Aerial view — 360 photo C) Aerial view — 360 photo

[ J
ACTION REQUIR bgeally in both cases we would replace the
manmade slates bering they may contain some asbestos) with a
natural slate. We d also add gutters as well.

Rear entrance r

The rear e @ce has an asbestos covered roof.
From gro@ evel, this looks in below average
cond onsidering the roofs age type and
st

\C believe you have had discussions with the

onservation Officer and have agreed to remove . il
this entrance. We personally like these entrance Rear entrance roof
areas as it means you do not walk directly into Aerial view- 360 photo
the house and it also helps retain heat, as well as

security.
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Front dormer window roof

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

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

Generally, we could comment they are in below

average condition for its age, type and style.
ACTION REQUIRED: Repair the %%y Ot
reposition the guttering and downpip@ 5

repair and redecorate the window_and™Side
areas.

Dormer window
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Flat Roofs

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

Flat roofs are formed in a variety of materials. Difficulties can arise when the watermot
discharged from the roof but sits upon it, as this can soon lead to deterioration Whiw fs

are renowned for. j
o

O
Far left f%%f -No. 1

The f flat roof is over the ladies’ toilets. It is

c with felt and from ground level, this looks

elow average condition considering the roofs
\age type and style.

Far left flat roof
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Rear left flat roof — No. 2

The rear left flat roof is covered with felt and has a - _ad d
lot of moss sitting on it. From ground level, this [ : [ﬁ

looks in below average condition considering the
roofs age type and style.

Rear middle flat roof — No. 3

again a lot of moss sitting on it indicating water is
not draining away where the pitch meets the fla
roof. Again from ground level, this looks in belay
average condition considering the roofs a

and style.
O o
O

Rear flat canopy roof — No. b’

The rear flat canopy r N the only roof we L I llSted
have not been on t6 e assume from our Hr B "
I Nf Is being demolished. If ¥

discussions that this®r
this is not the c® ase contact us and we will

advise furth%
Rear flat canopy roof
%& Aerial view- 360 photo
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Right flat roof — No. 5

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

Right f
Aerial vioﬁ%6 photo
ACTION REQUIRED: Generally, all roofs e@Qofs, meaning they
have next to no fall on them; they should have@ 15-22 degrees.
We would start by clearing all the mossx‘V\lefeel that most roofs will be able

to be patched repaired whilst you focu efforts on the pitched roofs and
other important matters on this propelﬁﬁ’

The flat roofs are generally finj n a mineral flat roof which is a relatively
modern roofing material, pett ofing materials are now available (such as a
high performance elastommegi@ felt) but also a modern flat roof would be
required to be insulat ch is known as a warm roof. These roofs can be
upgraded over the )& come. Upgrading with insulation will save you the

heat. x(b,,

Further inforr@on on flat roofs

Ventilati%%

V\/ch Id not see any flat roofs having any ventilation. Building Regulations require

ofs to be ventilated. Building Regulations are not retrospective but the reason

\t the requirement is to make sure that any moisture that enters the roof
onstruction is dispelled by way of ventilation. We would suggest that if the
opportunity arises ventilation should be provided.
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Insulation

We do not believe any of the roofs are insulated or have a vapour barrier, without
the vapour barrier and combined with inadequate ventilation there will be an
increase in the risk of wet or dry rot.

“COLD DECK" FLAT ROOF WARM DECK FLAT ROOr &

Root hrush -
Roof firmeh - v
[ o o ™1 Deck | o

Deck >

Insulation - [

Ventiahon space

| Deck -

Insudation -V

_______ Joimt

Joist Yy Py Y
"

‘.'.|!l'|n barrie

-
o]
Ceiling D Assoct P
--chng 151) Assoclated co.uk ™ 15 Associated co.uk

Cold roof ( Wiaph rdof

All the roofs were inspected from ground leveh, ffom the roofs themselves and with
the aid of a x16 zoom lens on a digital cam d aerial photographs. Flat roofs
have been inspected from ground floor Ievelﬁor upper floor windows.

O°
Finally, we were only able to see gﬂoximately ninety percent of the main roof
properly from ground level, or other vantage point that we managed to gain.

We have made our best co ns based upon what we could see; however, a
closer inspection may reva& er defects.

For further comment & regard to ventilation please see the Roof Structure and
Loft Section.

vﬁ%
N
\%
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ROOF STRUCTURE AND LOFT
(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE)

The roof structure or framework must be built in a manner which is able to give adequate stgength

to carry its own weight together with that of the roof covering discussed in the previou n
and any superimposed loads such as snow, wind, foot traffic etc. %

Main Roof
&\
»

Roof Access

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

accessed from within the function room 0

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

was so harrow!

C) Loft hatch in the shower room
There is no electric light or se “floorboards.
We recommend that these b , as it will make the loft space safer and easier to

use. \J
a

[ J
The whole of the (Q‘ve been viewed by torchlight, which has limited our
viewing slightly. I§shiould be noted in some areas insulation was over the joists so
you need to ta@re when in the roof.

N

Loft hatch in the front middle
bedroom

Loft hatch in the function room
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Roof Structure

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

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

The newer roof is still a hundr

e od@
you can see the difference in h ey are built

by the ridge detail.

&
>

Ridge defined

o
The ridge detail =i
the roof.

Pegged roof structure in the

older original roof

l@zhe top most part of

Marketing by:

TIMBER ROOF STRUCTURE
Ongna"g
ridge fixed

\Mt]"l PCS

: <
Traditional

timber frame
- part of
wholc

structure

v

Common rafters support

the roof between bags
15t

imb&mframe roof

F
.

ars old,

©
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Ridge board in the newer roof

Mixture of both where roofs have
been amended and altered over
the years
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Roof Timbers

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

2) Structurally significant defects to the
timbers

3) Structurally significant dry rot

General view

4) Structurally significant wet rot Q

Our examination was limited by the general cinfig?gon of the roofs, the
insulation and a few stored items. Generally, we the older roofs in below
average condition, the modern old roof in ok cﬂ'gltlon and the newer cut timber
roof in average condition. ax

We would particularly draw your attenmto the older roof and older modern roof,
both of which have woodworm to er or lesser extent. There is also some
evidence of wet rot in these r ofs.@nis we believe relates to the slipped slates
externally and the detailing aro ke chimney, which should be mostly resolved if
you carry out the work ed to the chimneys and roofs and associated

guttering and downpipes \)Q’

We would be able t Qg ment further on these roofs if you cleared them of all
stored items, ins etc which is the only way to be 100% certain of their

condition.
A REQUIRED: Please see our specific comments in the Executive
ary.
Tanks

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

Ok a0

Marketing by:

www.1stAssociated.co.uk

0800 298 5424 [w] "
©

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

59



XXXXXXXXXXXXXXXXXXXXXXXXNG Lincolnshire XXXXXXXXXXXXXX
Ventilation

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

Insulation
Please see the Thermal Efficiency Section of this Report.

X\
x4
Electrical Cables &x

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

comment upon in the older roofs. O
Please see our further comments in the Services SectCe( this Report.
Finally, we would ask you to note that this %}Le(al inspection of the roof, i.e. we

have not examined every single piece ofiptber. We have offered a general
overview of the condition and structural antegrity of the area.

Ok a0
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GUTTERS AND DOWNPIPES l l

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

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

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

o
Gutters and Downpipes %
O

Generally, they are cast iron and are in poor
condition.

We normally recommend keeping cast iron
gutters and downpipes as much as possible, but
in this case it does look like renewal will be t
best way forward, subject of course
agreement with the Conservation Officer.

Gutter and downpipe

o
It is important you get the bui @ as
watertight as possible before wetter/winter
months. We recommend using etal gutters and downpipes as we feel these last
much longer than plastic, bugd be for speed that you use plastic and then at a
later date exchange them for\@stal.

In addition, this bﬁl@ has been left over the years with a general lack of
maintenance whiclg all feads to the need to replace the guttering and downpipes and
ensure the wat en away from the building using soak-aways.

Grass growing in the gutter

| S ‘.J 3 .~
Gutter falling off
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There are basics going wrong with this
property to the gutters and downpipes such as
them not being joined.

ACTION REQUIRED: We
recommend you repair the gutters and
downpipes as soon as possible to stop || PO oy L%
water discharging down the building and |[EEFSEESS =3 S0
damaging it. You will need to chat to
the Conservation Officer.

V-

Start by clearing all gutters which will allow you to ch@ condition.

ar left side gutter ngtjoi

i
d

We would recommend soak-aways are add‘d apgs far away from the

building as you can possibly have them.

ANTICIPATED COST: Please seé' comments in the Executive

Summary.

[ J
Soil and Vent Pipe O
@)

The property has a mixture o@iron and plastic soil and vent pipes. They are

generally well hidden. @

To some extent therg iq&&s an element of discovering what is going on with soil

and vent pipes in thisz?i

as they ultimately @ ot longer than plastic.

Soil and vent pipe draining away
from the bathroom on top floor left

Cast iron soil and vent pipe to rear
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Soil and vent pipe Modern air ventaa
Aerial view — 360 photo gent’s toilets ofight hand side,
often know trade name of

o

Finally, gutters and downpipes and soil and pipes have been inspected from
ground level. As it was not raining at the tim e inspection it is not possible to
confirm 100 per cent that the rainwater inséﬁon is free from blockage, leakage
etc. or that it is capable of coping witQ dong periods of heavy rainfall. Our
comments have therefore been based® best assumptions.
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External walls need to perform a variety of functions. These include supporting upper floors and
the roof structure, resisting dampness, providing adequate thermal and sound insulation, offering
resistance to fire and being aesthetically presentable. &

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

Brickwork @
~ Q

English and Flemish Bond

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

BRICKWOR M /- S
. - S

English and Flemish bond brickwork relates
to the way the bricks are bonded together.

The walls are solid and have a pattern e
from the outside of the property t WS

the end of the brick (header), then the=Side of ) Asociaced. ok ©

the brick (stretcher), then the e the brick, English bond brickwork

then the side of the brick, this pattern

repeats course after c , l.e. header- FLEMISH BOND \ s

stretcher, header-stretc S you can see in the oo &, ‘/ u”l

adjoining sketchesO ,f\\% P ‘j)v]/}j

LALAL

A Flemish b r@ﬂth an English bond means & %1)
SO

you have of stretchers and then every N © P2 —

four couré/ou have rows of headers. : ik

Flemish bon brickwor

English brick bond is typical of what was used
% the Tudor era which was generally

V m 1485 to 1603 and is relatively rare so it is
an important part of this buildings heritage.
There are later examples of this brickwork
which does need to be treated with care.

English bond brickwork to the rear
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Wrongly repaired many times!

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

Cement repointing, bricks replaced

with cement mortar, lime wash
and ivy %V

Lime Wash

sing deterioration

o
There are signs of areas of the proper, Qre it has been lime wash, we believe you
are in discussions with the Congervatien Officer with regard to this being a finish to
the building. We personally fe t the lime wash is a great way to finish an old
building as long as it is appr

Timber lintels andbo@' thimbers

Before the 19th >y the practice of building timbers into external walls was
almost univers ese were known as bonding timbers. They are of course prone
to rot as so Is allow dampness through. Unfortunately, without opening up
the struct e are unable to confirm if this is the case.

Cg@dg':on

\d@werally English bond and Flemish bond brickwork is liable to penetrating
ampness internally, dependent upon the condition of the brickwork and the
exposure to the weather. It is essential that external faces be kept in good condition.

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

[=] =]
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Does the older part of the property have a structural frame in it?

Older properties tended to be built with a timber LARGE BOX TIMBER PRAM!
structural frame. Most buildings up to the 18" DURDWNG
Century were built with a timber frame. y

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

......

»
58 Assecialed. coun

TQ frame structure
(Y

ACTION REQUIRED: We recommend
you open up several sample areas to see
exactly what the construction is. We o@r
specifically draw your attention to the f

the property to the left side (under R in
our roof plan), where the brickwerk leoks to
have been re-created using a t mortar

or similar with the joints drawRuito it. :

) Bricks re-created to left and right
We believe this sectio S to be opened up 1N we believe a cement mortar
very carefully [ a builder/historic

buildings expgrtabp an then advise you on the best way to repair historic

brickwork. x
O
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Gable end left hand side

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

Gable end

N

cement is removed.
ACTION REQUIRED: Please see ouerents in the Executive

Summary. %r
)

Render O °
The external walls to the front %f tthperty are

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

finished in a roughcast painted .
We would refer you t&@comments in the ¥
Executive Summasy jth  regards to our
comments on the crackipg in the render.

d out a tap test (literally hitting the

pack of a hammer). We found it to Roughcast render
ondition for its age, type and style.

We have carrie
render with

be in ave@

Vertical hair line cracking Horizontal hair line cracking
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Opening up the render

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

ACTION REQUIRED: We would again
recommend a section of the render is
opened up, particularly bearing in mind

the cracks that are in the building and we  reato the@

suggest the opening up is around these.

In this area you can then effectively not‘only@,et to know what the

construction is but also examine the cracks. uld be more than happy to

comment further on these. Lr

You do need to be aware that we do nﬁ&commend repairing older buildings
with modern building techni eand we would take very careful
consideration before you do a like underpinning, or what is known as

re-bars (reinforcement bafs) inserted in the structure. You can usually
find there are better/appr@te ways to repair older properties.

Painted render/painted \%@

particularly as t i€ high level work which is likely to need scaffolding which can

be expensive.%

Lim

[ J
Do not underesti?%e amount of time/cost it will take to repaint the property

d idea but you do need to be aware it will change the look of the property. We
think lime wash generally makes a property look much better but it is a personal
taste.

%&Heﬂy discussed the lime washing of the property. We do feel this will be a
N

You do of course need agreement with the Conservation Officer.

Ok a0
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Modern brickwork

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

Flemish bond brickwork to rear left

Stretcher bond brickwork

The new brickwork to the propert @)Jilt in STRETCHOR.BOND
Stretcher Bond brickwork, for exanélg to the flat | womerme
roofed areas. °

[
The term "Stretcher Bond"'\¢means that from the -
outside of the property can see a row of the | ™" ioai i
sides of the bric'k\féﬁown as ‘"stretchers") %
followed by a coursSe above of the same stretch of
bricks set off joint is centrally above the PO ) amccossacsis©
"stretcher". attern would repeat throughout. Stretcher Bond brickwork

Wal%’es%
f cavity construction should incorporate ties to hold together the inner and

r leaves of masonry. We would typically see horizontal cracking where there

\are problems. In this case we have not noted any cracking however wall tie failure is

a progressive problem. We would add as there is no access to the cavity it has not

been inspected and we cannot comment on the presence or condition of wall ties. As

such we cannot be hundred per cent certain with regard to this problem unless we
open up the structure.
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Painted brickwork

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

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

PN
Brickwork proble&}%ibd

Painted Stretcher bond brickworz Painted brickwork

The brickwork@‘ue rear right side of the property has
problems. It% ot an unusual mixture of bonds but
having sa it has got some older brickwork in it
and ity straight either.

\would leave this area to better understand how to

\%y out brickwork repairs.

y
Brickwork with problems
to the rear right

[=] 25 [m]
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Tie bars

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

LOADBEARNG WALL & FLOOR BRACING

Qutside Outside

L2 e 'y -
b.nu ",
[\ﬂr

Xt : L .
Beanng Theoush bolt ties walls

prate: and foor together

4/

- Paattress plates
» 3
(decorabve

5 ;l‘;ﬂll‘:;['l.ﬂt.'\“ " } .
Tie bars Tie bar to the right side

o
Cavity walls were first used in Viclﬂipimes. It originates from solid walls not
always being waterproof agai;é driwirg rain and not providing a good degree of

New Brickwork - Cavity Walls

thermal insulation. The desig dvity walls makes them relatively unstable and
they depend upon the wall ti this case the brickwork has been painted which
we are not keen on and th!& no signs of wall tie failure.
O

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

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

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

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

Foundations Q

Given the age of the property you may find different depths of fou %To the
older building there is likely to be next to nothing, to the more % rn areas we

would expect to find a shallow stepped brick foundatio ssibly concrete
foundations to the newer extensions.

STEFPPLD BRICK MNOUNDATION £ FLOOR

N

Moundato

' r .
aton La \
o~
3 e - U G e
Lime mortar BRI - O -
L - L] - J - Iy '
bes 2
0 158 | As i 20 .:.
181 Associated co.uk ™ o | Amociated <o u

Stepped brick foundation ’é ° Concrete foundation

Peat &@

Peat is a very compr.e@ decomposing material and can make for difficult ground
to build on. However, having said that in the East Anglia area we have been

building on thi e of material for many years. It tends to be modern deep
foundations re heavy that cannot cope with this type of material when not
taken do bedrock.

B”%'I%Eq!lnsurance Policy

\?J should ensure that the Building Insurance Policy contains adequate provision
gainst any possibility of damage arising through subsidence, landslip, heave etc.

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

www.1stAssociated.co.uk

0800 298 5424 [w] "
©

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

72



XXXXXXXXXXXXXXXXXXXXXXXXNG Lincolnshire XXXXXXXXXXXXXX

Cracks

Please remember to talk about any cracks identified within the property. Often
insurers will refer to progressive and non-progressive cracking. Unfortunately, this
Is something we are unable to comment upon from a one-off inspecti &m
Building Research Establishment recommends a year of monitoring of any%éing.

We would refer you to our comments with regard to building insu@ ghout

this report. :

Finally, we have not excavated the foundations but we ha conclusions from
our inspection and our general knowledge of this typg, age ard style of property.

We would always recommend that you remai uhe existing insurance company
of the property. r&

As no excavation has been carried out cannot be 100 percent certain as to how
the foundation has been constructed L@&;m can only offer our best assumptions and

an educated guess, which we hagd'. one.
@)
X\
>
Q\
&
x‘%&
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TREES

Trees within influencing distance of a property can affect the foundations by affecting the moisture

content of the soil.

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

another.
down in this area.

ACTION REQUIRED:

Before you

purchase the property we recommend you
speak to an insurance company with regard
to insuring the property and seeing if
are any outstanding or previous ins
claims that they are aware of. ldeall re

with the existing owner’s insuranﬁompany.

Large trees located to the left

Please see our comments in th@ecutive Summary.

Marketing by:

)
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Influencing Distance Defined

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

Finally, insurance requirements with regard to trees have varied over ﬂz@@ and
In our opinion have got ever more onerous. We have seen the notif'asée istance of
a tree away from a property to have been reduced over the years reiterate our
comments elsewhere within this report that you need to make irles with regard
to the insurability of your property in relation to trees and atures when you
purchase the property. Please also refer to the Externat’Ar ection.
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-
| | =

DAMP PROOF COURSE T

0

The Building Act of 1878 required a damp proof course to be added to all newly built pro&
within the London area. It also required various other basic standards. These r@ents
were gradually taken up (or should that be grudgingly taken up) throughout Londo en the
country as a whole, although this took many years for it to become standard pra(,‘[

In the older part of the property there will not be a damp pro urse, in the newer
parts there should be. Unfortunately, damp proof courses en added at a later
date or a chemical damp proof course which we w r Yfecommend. In this
case a lot of the dampness is hidden internally by dr;@g

We do feel it is possible to reduce the dampn Ey,the various things that we have
mentioned, such as good maintenance on the s and downpipes and soak-aways
a distance away from the building, lowering=the ground level and repairs to the
brickwork. This is a long process and th@ifding will not be dry for some time.

The newer brickwork to the fl oof.g?eas for example, we would have expected to
find a damp proof course built i

Your attention is drawEKQ, e section of the report specifically dealing with

dampness.
NS
O
O

Finally, s es it is difficult for us to identify if there is a damp proof course in
a praperty”- We have made our best assumptions based upon our general knowledge
of tkﬁ%’,type and style of this property.

A2
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FASCIAS AND SOFFITS AND WINDOWS AND DD BT
DOORS DU o

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

—

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

Fascias and Soffits @

The fascias and soffits are timber. They are painted
and we would comment they are in need of
redecoration and repair once the works to the rooﬁ'
and rainwater goods are completed. \ '

Interestingly one of the flat roofs Iookét&’ve

. . [ J
been painted relatively recently.

ACTION REQUIRED: 0991)6 roof work Paintwork blistering to
has been carried out e gutters and fascias and soffits
downpipes are w ht, then look at

painting the fascj d soffits as they are

relatively low me priority list at the

moment.

Windows @oors

You good selection of older style windows
ar% ors, with sliding sash windows and casement
S.

\From what we understand the Conservation Officer
would like these to stay. As we mentioned to you
in our earlier discussions, we feel the older timber
is far better quality than you will get in new Sliding sash windows to the front
timbers, so we always recommend keeping as
much of the older windows as possible.
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We recently discovered window repairs and replacements can be far more expensive
than you imagine. We would obtain quotations as soon as possible.

ACTION REQUIRED: Careful repairs need to be carried out to the
windows. Once these have been carried out it is equally important to@nt

them in the right paint. Q

[ J
Finally, we have carried out a general and random inspection of the e w inery.
In the case of the fascias and soffits it is typically a visual inspe from ground
level. With the windows and doors, we have usually opened aﬁ%(;m selection of
these during the course of the survey. In this section we Jming to give a
general overview of the condition of the external j in@ Blease also see the

Internal Joinery section.
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S\

EXTERNAL DECORATIONS =

L

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

structure. Q

We discussed using a lime mortar which we think is the best way f% with

regard to the brickwork. There is a lot of existing paint and cement#0 en off
before wall decoration can commence and we would also recom good quality
breathable paints are used with regard to the external wood re ion.

importance of choosing the right sort of paint on anfolder building, which needs to

Do not underestimate the importance of this and @@u underestimate the
i
be a breathable paint.

We would be more than happy to advise yorl&r on this. We know that you are
proposing a lime wash on the property whic think is a good idea.

O°
ratig)is recommended every four to five years
the paint, its exposure to the elements and the
materials properties. Wher ing takes place outside this maintenance cycle,

repairs should be expect eally redecoration should be carried out during the
better weather betweenw pril and mid-September.

Finally, ideally external rede
dependent upon the original a

Please see our (Brr@}s in the External Joinery section.
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INTERNAL -

CEILINGS, WALLS, PARTITIONS AND FINISHES — ﬂj

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

From our visual inspection of the ceilings and our general kn dge of this age
and type of construction we believe that the ceilings are li to e a mixture of
lath and plaster and plaster.

Lath and plaster ( )

In the older part of the property you have a lat laster ceiling, we would
always recommend wherever possible you and plaster ceilings particularly
where the building is Listed. Lath and plaster téhds to use a lime plaster which is a
white chalky colour. C)

Lath and Plaster Defined J LATH AND PLASTER CEILING

Laths are thin strips of td Lathe

which are fixed to the gt @re. s

Wet plaster is applie§<i; the 5 \f*

laths, usually in sev ayers. \ \

The plaster forms ajgkegj/as it is g K T -ae-

forced between t %ﬁhs. This Lagt ' )

plaster, once ary) is given ISOMETRIC \\_/ g Paster - keyed
d often a Looking up at ceiling above Laths

further coat
decorative fij

% Lath and plaster ceiling
%ﬁin gypsum plaster

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

18 | Associated co,uk =
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For example;

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

Modern Plaster Defined

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

P el b
Gypsum plaster 16 frontlef
ceilinio

ACTION REQUIRED: Where any repairs are need@ e older part of
aster

the building we would recommend keeping with irr@

Should | remove lath and plaster?

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

o
Internal Walls and Partitions CJO

These are we believe a mixtureofsalid and studwork construction. It is impossible
to determine the constructio out opening up the walls and we have therefore
taken an educated guess. \4

Removed walls C)\(b“
As you would ct with a property of this age and particularly a pub many walls
have been a and moved internally.

%For example;

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

\bg?rly typically where walls have been removed they are then supported using an |-

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

[=] =]
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Perimeter Walls

Originally these would have been constructed with a wet plaster, which would have
been a lime plaster in the older part of the property and a gypsum plaster in the new

part of the property. We now believe these have been dry lined and many case

L
,Ex%

a wet plastered finish.

What is dry lining?

ith

Dry lining is a lining internally which is also
known as a false walling. This is usually carried
out for a number of reasons, primarily we would
say for an older property to stop dampness from
coming through and showing, but also it is often
added and indeed in modern properties is

standard technique to insulate walls. i'

DRY LINING

I8l Associate

rsIc

}A.C0.ub

We cannot be 100 per cent certain of the waﬁ

construction without opening them up Wboes
beyond the scope of this report. O

b,.

Dry lining

Finally, ceilings, walls an%
opening up has b.eer@ e

yourselves). In som
samples being tak@ damage being caused.

We cannot

lining, ot
back

XN
\,%

p
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lied finishes, heavy furniture, fittings and Kkitchen units with fitted
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CHIMNEY BREASTS, FLUES AND FIREPLACES : ¥
el

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

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

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

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

In a property of this age (we are talking about the older part ‘%property) every
room would have had a fireplace at one time and there ave been chimney
breasts that took the smoke away (and to some ext eat!!). When you are
carrying out work in a property such as this you n@d older chimneys would
have been closed up and or partly removed.

Different style fireplaces &

In the right side of the main bar you h 9arge inglenook style fireplace. We do
think that there have been a lot of ions. It would be worth seeking out any
locals who recall exactly what thg fir. aces originally looked like.

erfook style fireplace

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

when chimney breasts are hidden, particularly when plastered over. &
Your Legal Advisor needs to specifically check with the Local Aut for
removed chimneys and associated chimney breasts and Building ations

Approvals and advise by e-mail immediately if chimney breasts ar 0 have
been removed. We would recommend opening up the struct &{o check the
condition. If we are not advised, we will assume the relevant ing Regulations
Approval has been obtained.

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

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

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

Ground Floor Q&
The ground floor is in two areas, the older part and the newer part. » %

The older part of the property tends to have been built of off an e loor (often a
compacted earth floor sometimes with lime) which has then p had tiles on it

and then a concrete floor on top of that. As such it can be ly“out of level and
untrue. Where as a modern floor would have had a co crI finish, possibly a
damp proof course and then a finishing screen and al$o tendS to use a much stronger
cement.

First Floor &'

Older part of building O . el s

Outsde nsecle Foor

We have assumed that e H floor
construction is joist and f Gards with
embedded timbers, as thisi al inthisage |~ _ l A
of property. 2 Jorst set into

- l” { "
Gamp wal

There are some defl (&' s in the upper floors N
which we someti nd particularly within Embedded timbers
embedded tlm d there may be some rot

where there p walls.

Jois‘wﬁoorboard Construction Defined LET AND FLOORBOARD COMNETRADTION

Th are usually at first floor level | Foomew S g
stlng of a Jjoist supported from the \ NG
/\W rnal walls, either built in or, in more { _{' \ N
odern times, sitting wupon Jjoist hangers, Z ~ 2
sometimes taking additional support from \L \ .,;.')
internal walls, with floorboards fixed down —=
upon it. joles s \

o

@

15t Associated.co.uk

Joist and floorboards
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Newer part of the building

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

X

Finally, we have not been able to view all the actual floors themselves d%em
being covered with fitted carpets, floor coverings, flooring etc. The c@ts we
have made are based upon our experience and knowledge pe of
construction. We would emphasise that we have not opened u Ioors in any

way or lifted any floorboards. Q

Ok a0
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DAMPNESS

In this section we look at any problems that are being caused by dampness. It is therefore
essential to diagnose the source of the dampness and to treat the actual cause and not the effect of

the dampness.

Rising Damp

X

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

ground level

RISING DAMP

davmpnsss

rising damyp

7

foundation

15t

Assoclated.co.uk

, floer

©

VEery rare cases.

A visual inspection and tests were carried oth{h

a moisture meter to the perimeter wa IN this
particular case much of the dampne@ hidden
by the dry lining (please”\see “our earlier

comments), however where w
the actual walls themselve re was damp. We
believe this will be redu nsiderably when the
work is carried out t xterior of the building
that we have menti 9&

Id get back to

Please do n @I with rising damp specialists,
damp pro rse insertion or anything like that
on this ag%f building as these buildings need to
brea}t?’ﬂs IS what you need to do and is what
h explained in the External section of this

Gradually and relatively slowly the

rt.
\%)ding will start to dry out.

\L,« Rising damp

Testing for rising damp

ACTION REQUIRED: Please see the Executive Summary
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Lateral or Penetrating Dampness

o . LATERAL DAMP
This is where water ingress occurs through the voof

walls. This can be for various reasons such as
poor pointing or wall materials or inadequate
gutters and downpipes, such as poorly jointed

Auttey

gutters.
Outside
— S dampmess coming
P Lo bx throwah walls
We used a resistance meter on the
external walls. We found dampness but o
again the property has been empty for st Associated.co.uk

carry out work on the exterior of the

some time and we would advise if you ”\H Lateral damp
building, gradually the interior will dry out. 0

comments in the Exec% mmary.
|

- [ ] | — sl s
Condensation \(bd Testing for lateral dampness

ACTION REQUIRED&. PlgaSe see our

This is where the@J held within the air meets a cold
sur sing condensation.

At the tir@of the inspection there were signs of
cond ton and black mould in the rear
bathropm. We often find in older eras of property
%ﬁ as this where they have had modern facilities

\g h as showers etc. added, there has been
Insufficient extraction and ventilation allowed
which can lead to black mould.

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

A way of helping to reduce condensation is to have good large extract fans with
humidity controlled thermostats within the kitchens and bathrooms and also ip, any
areas where you intend to dry clothes which are moisture generating areas. K

ACTION REQUIRED: We would recommend large humu:llt rolled

extract fans be added to kitchens, bathrooms and any rooms intend
to dry clothes. E
ANTICIPATED COST: We would anticipate ¢ een £250 -

£500 (two hundred and fifty pounds to five hun @ ) per extract fan
depending upon the wiring required; quotations req
Finally, effective testing was prevented in w\/concealed by heavy furniture,

fixtures such as kitchen fittings with backboaxdsywall tiles and wall panelling. We
have not carried out tests to BRE Dige 5, but only carried out a visual

inspection. O o

Ok a0
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INTERNAL JOINERY m
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This section looks at the doors, the stairway, the skirting boards and
the kitchen to give a general overview of the internal joinery’s condition.

Doors

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

We personally would look at renewing all the
modern style doors.

VeneerWwith vision panel door

EGG BOX DOOR

dabiy
- er
Panel
Sectem

W Assocsated. co,uk ®
Egg box door Q' ~ Eggboxdoor

Staircase N

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

Kitc
\@ itchen as you are aware has been removed and you would have to start again.
ANTICIPATED COST: With kitchens you can spend as much or as

little as you like ranging from £2,000 to £3,000 (two thousand pounds to
three thousand pounds); please obtain quotations.

[=] =]
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Finally, it should be noted that not all joinery has been inspected. We have viewed
a random sample and visually inspected these to give a general over-view of the
condition. Please also see the External Joinery/Detailing section.

[=] =]
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TIMBER DEFECTS

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

Dry Rot %?
i

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

constant
imber.

our inspection

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

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

Wet Rot Lr

Wet rot, also known by its Latin name Contiopho eana, is far more common than dry rot.
Wet rot darkens and softens the wood and is_most,commonly seen in window and doorframes,
where it can relatively easily be remedied. re wet rot affects the structural timbers in a

property, which are those in the roof and tr@)or areas, it is more serious.

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

A
L
&
%&Y*
N
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Woodworm 6\‘

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

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

In many properties there is an element of ‘|
woodworm that is not active. Our inspection is
usually restricted by insulation covering so ét,«

Woodworm int roof

the timbers and general stored items in the Jas it is restricted throughout the
property by general fixtures and fittings. We uld comment in this instance that if
you change the environment in the b g and in the roof then the woodworm

would no longer be active and the pg will be resolved. We would avoid using
chemicals in the roof regardles environmental friendly the company quotes
are, as we believe there are bett ys of solving the problems without chemicals.

Summary. If § h to be 100 per cent certain that there is no woodworm

ACTION REQ';q . Please see our comments in the Executive
the only gx d be to check the property when it is emptied of fixtures

and fittin

examine any signs of insect infestation when furniture and floor coverings are
remo gether with stored goods. Any signs that are found should be treated to
it spreading. However, you need to be aware that many damp and

% worm treatment companies have a vested interest in selling their products and
\t,h refore have fairly cleverly worded quotations where they do not state if the

woodworm they have found is ‘active’. You should ask them specifically if the
woodworm is active or not. We would also comment that any work carried out
should have an insurance backed guarantee to ensure that if the company does not
exist, or for whatever reason, the guarantee is still valid. More importantly it is
essential to ensure that any work carried out is carried out correctly.

Finally, ;2% ou move into the property, floor surfaces should be carefully

Ok a0
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INTERNAL DECORATIONS

WELLS

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

Internal decorations are in below average condition with dampness cgm ough
the walls in many areas, which will be a slow process to remove in the

property. :

Finally, we would draw your attention to the fact t oval of existing
decorative finishes may cause damage to the underlying terwork, necessitating
repairs and making good prior to redecoration.

L
&
OO

In older properties it is very common tehave a well, either within the bounds of the property or a
shared well.

Most older properties ave had a well. In
your back garden there g @'circular manhole cover
that is either coverj %«er a septic tank or a well.
We would nor able to smell the difference
but we ass at as the property has been
I uch a long time that even a septic

unoccupi
tank wou st be full of water.
ZC

TION REQUIRED: We would pump
\ out all the water in the septic tank / well to

| WeII in the garden

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

Ok a0
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T
THERMAL EFFICIENCY { g

e

Up until the mid 1940s we did not really consider insulation in properties, for example it was
only in the 1960s that we started putting insulation in the roof and then it was about 50mm, in the
1970s this was upgraded to 100mm. Then we started to think about double glazing and cavity
wall insulation. Since then insulation standards have increased considerably and today are

looking at typically using insulation not only in the roof but also in the walls, floors a S
and more recently considerable work has been carried out on how efficient boilers ithin
properties. Care has to be taken that properties are not insulated dispropojtio to the
ventilation as this can cause condensation and you should be aware that you ntilate

any property that is insulated.

Zoopla (and others may do similar) show an energy assessment of how %plcal energy bills
will be on a property. We have not had feedback on how accurate thls however we feel it

is an interesting step forward in looking at energy efficiency of Ithough there are all
sorts of arguments as to how the energy efficiency calculaﬂor@ led out.

General L
N

The property has a very old section to the left Side and an oldish section to the right

side, so generally it will not be to mode ermal efficient standards. We generally
started to improve our thermal eff@gﬁcy levels in constructive buildings from

about the early 1970’s onwards:.t °

Roofs &6

There were various [ g@f insulation within the roof ranging from 100mm to over
300mm. Current B@r

g Regulations requirements of 300mm.

. TYPICAL HEAT LOSS
E IN A HOUSE
5%
sis 25%
T
5% 19 Associated . co.uk
Insulation in the older roof Typical heat loss

Ok a0
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ACTION REQUIRED: We would take all the
insulation out within the older roofs so you get a
good look at the entire roof structure so you can
best repair it.

Mass of msulatlo dern

Walls roof over % on room

The walls to this property are predominantly solid. It |s v ffrcult to improve
thermal efficiency in solid wall construction without tlons These will
usually affect the external appearance or reduce the {nter? pace — best left alone
particularly where it is a Listed building. We would hat you have a dry lining
added to the property which can also help a Il% a lot with insulation, depending
upon how it was constructed.

Windows O °

The windows are single glazed 2nd t@fore will have poor thermal properties.

Services @
You need to start agaiqﬁr‘ energy efficiency boiler, please see our comments in
the Executive Summ

UIRED: We normally recommend you ask for the service
s and invoices with regard to a property; however we think it is
fkely you will get them in this instance and how relevant they would

% ary
\Assuming the above is correct, this property is below average compared with what

we typically see. Please note we have not seen the Energy Performance Certificate.

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

Ok a0
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HTTP//www.est.org.uk, which is by the Energy Saving Trust and includes a
section on grant aid.

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

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

ay
a

MacKay — can be viewed on YouTube

[ ]
It is worth watching the video How Many Light Bulbs?@% JC

2ir website for the

SPAB (Society for Protection of Ancient Buildings ara hing how best
t

to insulate older properties and it is worth
latest information at www.SPAB.org

HIPs

C°

We understand that HIPs (Home Informaticr@fk) were suspended from 20th May
2010. Where a building is listed genmeradly it does not require an Energy

Performance Certificate.

Finally, we would comment th
in years to come, particularl

efficiency.
AN

QO

gy we feel will become a major consideration
the greater focus in modern buildings on energy

What does my energy bill pay for?

Heating and
Cooling

45%

Lighting
= Water Heater
Tt s, Clothes 1%
02\;? Computer & Washer & Refrigerator
Monitor Dryer Dishwasher 6%
2% 10% 2% E
* "Other” represants an array of household products, including stoves, owens, microwaves, and small appliances. Individualy, :
these products account for né more than about 2% of & househokd's energy bils
i
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In this section we put any other matters that do not fit under our usual headings.

Security

No security system was noted, for example there was no alarm box to th@ﬁf
the property. It is a personal decision as to whether you feel one is nec

are not experts in this field and therefore cannot comment further. W E%Bt you
contact a member of NACOSS (National Approval Council for Se rvices),

obtainable through directory enquiries, or your local Police Fo adV|ce on a
security system. Q

We would start again with smoke alarms and iwﬁ hard wired fire alarm system
throughout the property.

Fire / Smoke Alarms

ACTION REQUIRED: We re@nend for your own safety you add fire
alarms. The current Building ulations require that they be wired into the
main power supply and bg,a h wired fire alarm system. We are also aware
that some now work front.a } |reless signal which may be worth investigating.
Whilst fire is rel ‘@ rare it is in a worst case scenario obviously

devastating.
Insurance ON(D

We would recommend staying with the existing insurance company, and
[ any problems you should not have the difficulty of negotiating with

then if th
two iﬂ;ur% companies passing the blame between each other.
Id

refer you to our comments with regard to building insurance throughout

\% report.
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Asbestos

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

Asbestos was commonly used post war until it was banned only in the U &Iy
recently. It is rumoured that it was still used after this point in time Wh ucts
were imported from countries where it is not banned. %

Our insurance company requires us to advise we are not asb rveyors and

advises us to recommend asbestos surveyors are instructed a you have your
own asbestos survey carried out.

ACTION REQUIRED: If you wish to confgm ypu are 100 percent free of
asbestos you need to have an asbestos survt fed out.

Ok a0
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SERVICES

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

Services and specialist installations have been visually inspected. %SSINE
to examine every detail of these installations without partially M ng the
structure. Tests have not been applied. Conclusive tests can onlxéé dertaken by

suitably qualified contractors. The vendor/seller should be geguested to provide
copies of any service records, test certificates and, ideallyﬁ'n s and addresses

of the installing contractors. C/
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ELECTRICITY \@ ,
// ; ~

It is strange to think that electricity only started to be used in domestic properties at the turn of

the 19™ century with gas lighting still being the norm for a good many years after. KJ
Periodic inspections and testing of electrical installations is important tect
your property from damage and to ensure the safety of the occupants! idance

published by the Institution of Engineering and Technology (IET) rgeo ds that
inspections and testing are undertaken at least every 10 years (we fecOommend every

five years) and on change of occupancy. All electric allation works
undertaken after 1st January 2005 should be identified by ctfical Installation

Certificate. Q
Fuse Board

The electric fuses and consumer units %%
located in the function room and the bar an

would not be at all surprised if there Gther
fuse boards throughout the propertyg& tends
to happen with pubs is the eleciric added to
and added to over the years an@léss there is a
major extension carried ou roperty rarely
gets re-wired. For this r@ we recommend
that you start again salléhgsit majority of the fuse

boards are from 70’s and 1980’s and
possibly even rr& ent than that.

Fus'e‘ Board in the function room

70 o 1980 N'use B Llf{]

B
198 Amodiated co mo
~ Fuse Board inthe bar 1970’s to 19080°s Fuse Board
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Earth Test

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

and Technology (IET) would normally recommen
report is carried out by a NICEIC registered, or Walent, approved
electrical contractor or similarly approved.

In addition to this your Legal Advisor i‘ reunM to make full enquires
with the owners to establish if any elect Installation work has been
carried out and to provide suita ertification for any works carried
out after 1% January 2005. Anyb%'ents made within this report or
verbally do not change this reqmﬁ'(ent.

o
For basic general information 6@ matter please see the appendices at the

end of this report.
b [

Q
Q
%O
S
\@“g
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o g

All appliances, pipework and flues should be subject to an annual servic &a
competent OFTEC registered engineer. Unless evidence can be prow
confirm that there has been annual servicing, we would recomngen

Oil Tanks A
‘ ®

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

ACTION REQUIRED: These tend to
rust, we would start again with a plastic
based double lined oil tank. 0

Current regulations may require- te be |
sighted further away from t perty, | “SETRE
although we are not expe:ts in'this area. Oil tank

2,000 to £3,000 (two thousand pounds to three

ANTICIPATED Coz)
obtain gquotations.

thousand pounds); &
N
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PLUMBING AND HEATING

6

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

Hot Water Cylinder

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

Hot water cylinder

Plumbing

We found a mixture of copper and plastic, W‘@ot recommend mixing and would
go with all of one material. From our experigace copper works better than plastic
but the plastic piping world does seem@bé improving all the time. You may be
able to re-use some of the plumbing @ oes need to be tested.

Turning the water back on b,'

When you turn the water on full pressure, you need to make sure you have a
plumber on hand an§ k the entirety of the pipework including in the roofs

when the water su is switched back on.

Ten Minute H ng Test

We norm@ carry out a ten-minute heating test but obviously it was not possible in
thisi e as there were no services.

\%ally, it should be noted that the supply pipe from the Water Company stopcock
to the internal stop tap is the responsibility of the property owner.
We cannot comment on the condition of the water service pipe to the building. It

should be appreciated that leaks can occur for some time before signs are apparent
on the surface.
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BATHROOM

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

Bathroom

The property has a dated three-piece bathroom suite to the rear of Jhe% loor,

consisting of a bath, wash hand basin and WC, and the toilet block round
floor which were all in a very dilapidated state.
ANTISIPATED COST:We assume you will be st 5 ain. You can
spend as much or as little as you like on a b hr rtlng from a few

hundred pounds upwards.

Finally, although we may have already ggd it above, we would reiterate that
it is important to ensure that seal properly made and maintained at the
junctions between wall surfaces zd) baths and showers etc. We normally
recommend that it is one of the tqobs that you carry out as part of your DIY on

the property, as water g ehind sanitary fittings can lead to unseen
deterioration that can be nconvenient and difficult to repair.

>
Q\

o
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MAIN DRAINS ci:‘/H

The sanitary system, as we know it now, came into being some 100 years ago during the Victorian
era and works so successfully today it is often taken for granted. It is only in recent years that re-
investment has taken place to upgrade the original drainage systems.

It is assumed that the foul drains from the property discharge into a pub@ﬁ;
this should be confirmed by your Legal Advisor prior to exchange of cts,
who should also provide information in respect of any common or” @drains
including liability for the maintenance and upkeep of the same.

Inspection Chambers / Manholes

Building Regulations at each change of direction or where drainage/ runs join the main run.

We have identified one inspection chamber/ m@

For your information, inspection chambers / manholes are re@@e rovided in the current

Manholes Defined

)
Access areas which usually fit a Q@ (or woman) into them and are put
in where the drains change dire¢tipn.

Inspection Chamber / Manho .e — Located to the rear

We duly lifted the cover

und it to be blocked
and dry at the time of 0 [

spection.

From what we %Qee it is concrete built.

% und another manhole to the rear that maybe a
WElIl

or maybe a septic tank. Please see our
comments in the Well Section.

.

AR e T M e T
"y '-j\.'\ ,?": ‘_‘\-Z'ﬁ;ﬁ;..-?&:
e -_.@,t.l_\g oy

Septic tank / well
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We have only undertaken a visual inspection of the property’s foul drains by lifting
covers.

Finally, it must be emphasised that the condition of the property’s foul drains can
only be ascertained by the carrying out of a test; such a test has no ;&Qn
undertaken. Should there be leaks in the vicinity of the building then ms
could occur, particularly with respect to the stability of the buildings fi tions.
Drainage repairs are inevitably costly and may result in damage mg sed to
those areas of the property beneath, or adjacent to, which the drain Kye been run.

Rainwater/Surface Water Drainage ; O 2

Whilst very innocent looking, rainwater downpipes can caus f problems. If they discharge
directly onto the ground, they can affect the foundatiogs and even if they are taken away to soak-
aways they can attract nearby tree roots or again affect ations.

Some rainwater drains are taken into the main c@ge system, which is now illegal (as we
simply do not have the capacity to cope wit afid can cause blockages to the main drains!
Here we have done our best from a visual i@ n to advise you of any particular problems.

ine the ultimate SOAK AWAY
al. The ones we
directly onto the

We have been unable to dete
means of rain/surface water @
could see where discha%

ground. . (b‘,

ACTION R@RED: We  recommend e
soak-aw. re added to get the water away
from 1lding. S

oak-away

Nad

\é%ally, rain/surface water drains have not been tested and their condition or

ffectiveness is not known. Similarly, the adequacy of soak-aways has not been
established although you are advised that they tend to silt up and become less
effective with time.

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

EXTERNAL

Front Garden

There is more of a frontage than a garden to the

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

dampness. A E
PARKING br'

>

There is parking tc@\ght side of the property.
O

\(% Parking to the right
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Rear Garden

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

Rear garden Swampy rear garden

Boundaries o\iér

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

Often with older properties the Daundaries are different and can vary and are subject
to negotiation and local practi ou do need to make sure that your solicitor is
aware of the complication&t’ an occur with older property boundaries.

O

ACTION IRED: Your legal adviser to check whose boundary is

whose. O

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

A2
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Neighbours

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

Left Hand Neighbours

We knocked at the time of the inspection but there was no respo \Hz worth
talking to them as they have some trees in their garden that are v Iose to your

property. Q
Other Neighbours O

The remaining neighbours with the exception of th g{es in the field to the rear
were quite a distance away from you, althoug Is a shop nearby.
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POINTS FOR YOUR LEGAL ADVISOR

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

a) Responsibility for boundaries.

situated near or on the boundary and any similar rights your neighour may
have to enter onto your property.

Obtain any certificates, guarantees or approvals in re@@

1)  Removal of any chimneys in part or whole.
i)  Certificates confirming chimneys have b ﬂv'gpt.

Rights for you to enter onto the adjacent property to maintain ané% t

1) Roof and similar renewals.
iv) Wall amendments, cavity wall insulatio@ﬂ cavity wall tie repairs.

Removal of any walls in part or wt@ o
Replacement windows. C)

vii) Drainage repairs
viii) Timber treatments, wet or@ot infestations.
iX) Rising damp treatments

X)  Asbestos N

xi) Central heating,in on and maintenance.

xii) Electrical test a %t

xiii) Planning and @I ing Regulation Approvals.

xiv) Have th been any structural problems referred to insurance

compa ny insurance claims, monitoring or underpinning, etc.
Xv) Any matters pertinent to the property.

Coanat there are no defects in the legal Title in respect of the property
a ights associated therewith, e.g., access.

tghts of Way e.g., access, easements and wayleaves.
f)  Liabilities in connection with shared services.
g) Adjoining roads and services.
h) Road Schemes/Road Widening.
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General development proposals in the locality.

Conservation Area, Listed Building, Tree Preservation Orders or any other
Designated Planning Area.

Confirm from enquiries that no underground tunnels, wells, sewers, gases,
mining, minerals, site reclamation/contamination etc., exist, have existed

are likely to exist beneath the curtilage of the site upon which the property
stands and which could affect the quiet enjoyment, safety or stability o%
property, outbuildings or surrounding areas.

Our Report assumes that the site has not been put to contami use and
no investigations have been made in this respect.

Any outstanding Party Wall Notice or the knowledge th Qw are about to
be served.

product is used by you to establish whet area falls within a flood

plain, old landfill site, radon area etc. Ifa0us Legal Advisor is not aware of

Environmental search or similar, ple ure that they contact us and we

will advise them of it. Any %e' indings should be brought to their
P

Most Legal advisors will recommend an Env%éﬁt ntal search or a similar

logical conclusion by using ap late specialist advisers.

However, with regard to.ﬁ?ﬂonmental search or similar general reports
please see our article Iim he www.1stAssociated.co.uk Home Page.

t to your attention within this report.

Your ‘OAdvisor should carry out Local Authority searches to ascertain whether
theproperty is a Listed Building and whether it is situated in a Conservation Area.

should also find out any information available with regard to Planning
Applications and Building Control. We have not made any formal or informal
Local Authority enquiries.

Finally, your Legal Advisor should carry out any additional enquiries they feel

necessary and if they find anything unusual or onerous then we ask that they contact
us immediately for our further comments.
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It is our policy not to offer a conclusion to ensure that the Building Survey is read
in full and the comments are taken in context.

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

Please do not hesitate to contact us on 0800 298 5424, %?
&\

For and on Behalf of OQ
XOOOXXXXKKKXKXKXK ( )

) 0,0.0.0.0.0.0.0.0.0.0.0.0.0.0004

XXX XX \;
XXOXXXXXXXXXXXX 0
XXXXXXXXXXX

) 0,0.0.0.0.0.0.0.0.0.0.0.0.6004 O ¢

) 0,0.0.0.0.0.0.0.0.0.0.0.0.0.0004 O

et e
.\(b.»
&
N4
&
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LIMITATIONS

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

CONDITIONS OF ENGAGEMENT

The report has been prepared in accordance with our Conditions of E ent
dated XXXXXXXXXXXXXXX and should be regarded as a comment on erall
condition of the property and the quality of its structure and not as aminvéptory of
every single defect. It relates to those parts of the property that we %,a onably and
safely accessible at the time of the inspection, but you should bd.% re that defects
can subsequently develop particularly if you do not follow tth mendations.

ENGLISH LAW O
We would remind you that this report should not{e published or reproduced in any
way without the surveyor’s expressed permissi d is governed by English Law
and any dispute arising there from shall b dicated upon only by the English
Courts. O o

SOLE USE O

[

This report is for the sole u e named Client and is confidential to the Client

and his professional advi& Any other persons rely on the Report at their own

risk. o
N
APPROVALS/GUARANTEES
Q)
Where work has been carried out to the property in the past, the surveyor cannot
guarantee that this work has been carried out in accordance with manufacturers’

recommendations, British/European Standards and Codes of Practice, Agreement
Certificates and statutory regulations.

N
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ONLY HUMAN!

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

As this is a one off inspection, we cannot guarantee that there are no ot
than those mentioned in the report and also that defects can subsequentl i

LAYOUT PLAN

We have not checked it for scale and accuracy.

CP
WEATHER

It was misty morning at the time of the inspectief=sf he weather did not hamper the
survey. In recent times our weather seems{0oY€ moving towards the extremities
from its usual relatively mid range. Extrgs. weather can affect the property.

We have used the estate agents floor plan as a guide to the@af the building.

NOT LOCAL @)
[
It should be noted the surve y not be local to this area and are carrying out
the work without the beng{i local knowledge on such things as soil conditions,
aeroplane flight path.s, % mon defects in materials used in the area etc.

EMPTY PROPERT N

The propert% empty at the time of our survey, we were therefore not able to
carry out ual question and answer session or have our questionnaire filled out.

JAPA!E;E ENOTWEED

\ have not inspected for Japanese Knotweed. We would advise that we are
finding that some mortgage valuation surveyors are setting valuations at zero on any
property with Japanese Knotweed and are reluctant to lend where it is present.

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

INSPECTION LIMITED

Unfortunately, in this instance our inspection has been limited as:

ceiling joists and general configuration of the roof. ¢

1)  We did not have a full view of the roof due to the insulation c@%the
2)  We did not open up the walls as we could not see a way o%ﬁg this without

causing damage. Q
3)  We did not open up the ground floor or the fiyst-flagy’as"we could not see a
way to do it without causing damage.

4)  We had a limited view of the garden as lﬁé,overgrown.

5)  The property was empty we did not&the benefit of talking to the lease
owners or the owners or them ans@ing our usual question and answers.

6)  We thank you for taking l&t’i&)to meet us during the survey.
&

'O

O\

O
&

N2

\%
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BUILDING INSURANCE

We do not advise with regard to building insurance. You need to make your own
enquiries. Some areas may have a premium, some buildings may have a pr m'n
and some insurers may be unwilling to insure at all in certain areas. Yo
make your own enquires prior to committing to purchase the propgrt
aware the fact a building is currently insured does not mean it can be geN

We would comment that non-insurability of a building we feel will‘\affect value. It is
therefore essential to make your own enquiries with reng surance before

committing to purchase the property and incurring fees.

ACTION REQUIRED: You need to contactfan insurance company today to
make enquiries with regard to insurance on thi erty.

TERMS AND CONDITIONS &

address given to us when booking urvey; one has the terms attached and the
other has links to the Terms anghCoaditions on our website (for a limited time). If
you have not received these % hone your contact immediately.

XU
.\(b;
o
RS

N
\,%

o
Our computer system sends two copi our Terms and Conditions to the email
lée)s
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1.  The electrical regulations — Par@rfihe Building Regulations

2. Information on the Proper, ket

3. French Drain Articléx‘b‘0

4, Listed Details C)
K=
\%&
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THE ELECTRICAL REGULATIONS
PART P OF THE BUILDING REGULATIONS

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

From 1st January 2005, people carrying out electrical work in homes and gar

in England and Wales must follow new rules in the building regulatio
significant electrical work carried out in the home will have to be under %)a
registered installer or be approved and certified by the local authorit

control department. Failure to do so will be a legal offence and caould reSult in a
fine. Non-certified work could also put your household insuraanic at risk.

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

property.

There will be two ways in which to prove com@

electrical installer - NICEIC E | Contractor or equivalent trades
body.
[

2. A certificate from the uthority saying that the installation has
approval under the bui{) egulations.

1. A certificate showing the work r@@n‘done by a Government-approved

Homeowners will still e to do some minor electrical jobs themselves. To
help you, we've put t@her this brief list of dos and don'ts.

Work You % t do Yourself
new or rewiring jobs.

. @ box changes.

\ Adding lighting points to an existing circuit in a 'special location' like the
kitchen, bathroom or garden.

« Installing electrical earth connections to pipework and metalwork.

. Adding a new circuit.
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INFORMATION ON THE PROPERTY MARKET

We used to include within our reports articles on the property market that we
thought would be of interest and informative to you, however we were concerned
that in some cases these did not offer the latest information. We have th r'é@,re
decided to recommend various websites to you, however it is important@lise
the vested interest the parties may have and the limits to the information.

www.landreg.org.uk 0

This records the ownership of interests in registered land in E and Wales and
issues a residential property price report quarterly, which i e of charge. The
Land Registry is a Government body and records all trafisagtions as far as we are
aware, although critics of it would argue that the inférmaplon Is often many months

out of date. LV
WWW.rics.org.uk 0

o
The Royal Institution of Charteretﬁeyors offer quarterly reports via their
members. Although this has %en iicised as being subjective and also limited,

historically their predictions ha en found to be reasonably accurate.

@)

www.halifax.co.uk and&@;w nationwide.co.uk

Surveys have beeg} led out by these two companies, one now a bank and the
other a buildin ty, for many years. Information from these surveys is often
carried in th@nal press. It should be remembered that the surveys only relate to
mortgage erties, of which it is generally considered represents only 75% of the
Y should also be remembered that the national coverage of the two

ies differs and that they may be offering various incentives on different

O& ges, which may taint the quality of information offered. That said they do try

\ djust for this, the success or otherwise of this is hard to establish.

www.hometrack.co.uk

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

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

This is probably the largest Internet search engine for estate agency’
has useful information with regard to prices of property (but it is@ € same as

having a chartered surveyor value it).

www.zoopla.co.uk
This is a good website for seeing the prices ﬁ;rties for sale in a certain

postcode area. \

HistoricEngland.org.uk and BritishLisOt@Ji.Idinqs.co.uk

www.rightmove.co.uk Q
%d also

These are good websites for @iishing if the property is Listed and general
information on Listed buiIdi@

X\
.\(b

O
K=

N4
\%
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French Drain

Using a French drain to resolve a dampness problem

We are finding where we are asked to look at damp walls and damp floors or ?mp

problems in general, that commonly it is because the external ground level is an
the internal ground level, or airbricks have been blocked, or simply paving sl king
or briquettes have been used to form a patio area. This then discharges’ %wwater
against the building. Quite often the solution is to add a French drain.

with gravel, although there is a bit more to them as we will they are almost a
D.LY. job for most people and they are relatively eas all"and are low cost.
However, you do need some care and attention, otherwis@you/can install what we have

heard referred to, as the French pond. \Lr
Q- |=d)

A French drain is a trench, the width of agymmately Six
inches or 300 millimetres wide, or the width of your spade,
and is approximately twice the depth\i.e¥12 inches or 300
millimetres. In most cases thi Il suffice, however, ‘
where there is a great deal of water you may wish to
make the trench wider and" %

- »
DeBinane plne i Sk Sedes o)
O ol Avsociated. co,uk

The French drai as an area where water soaks away quickly. We often recommend
them close bl%ing, but not next to the building, as this helps reduce the ground level
and/or take%?%ater that is directed at that area away. For example, where a patio has
been F&é@ ace which aims any rainwater at part of the wall. As mentioned, whilst a

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

What use is a French drain?

yi -
o =5 -

Frenc inisaD.LY. job, it does need some understanding of how it works.
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French drains must be on a slope

The piping that goes at the base of a French drain should be perforated or, as we did years
ago for land drains, there should be gaps between each pipe. It should be set onto a hed of
firm ground and the pipes should on a fall to the drain. Whilst you should he 0
ensure there is enough fall by sight, we also like the idea of rolling a marble fro end
to the other. o %

You will then need to put the pipes down, fill the trench with half an inChityto an inch, of
good sized gravel. You can leave it at that, or in addition you can with stand and
then turf over. This is how a basic French drain is carried out.

The French drain system that we would recommend ‘ O,

This would be as described, although we would add te, the base an inch or two of gravel on
to which the perforated drainage pipe will rest. It wi wrap around that drainage pipe
filter fabric. This is to stop the holes in the perfora&ipe from blocking up. By the way,
the drainage pipe should be four to six inches/0@ millimetres to 250 millimetres. We
would then fill with gravel. In addition to& e would add a silt trap and this is added
in the run of the pipe and is very similar road gully (not that’s of much use if you
don’t understand how a road gully wotks)? The silt trap is a rectangular box with a pipe
opening at each end. The draine r passes onto this and any particles sink to the
bottom of the box and then the N&) ravels on to the other side of the box, enabling you
to feed into a drain.

These are usually made @ SS remforced polyester and have been available in this form
since the mid-1980° ey are normally reinforced with a steel frame for additional
strength and re-be n concrete.

The Frenc

Frenc &hs will, over time, clog up, which is why we recommend using a filter fabric.

Jeven W|th this they will eventually clog up. Unfortunately, there is no dyno-rod
eqm ent as it is normally fine sand, organic matter or clay that has clogged up the
French drain. So, it is a case of digging it up and cleaning the pipework (or it may be
quicker to just replace it), adding a filter fabric and re-filling the gravel.

Ok a0
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XXXXXXXXXXXXXXXXXXXXXXXXNG Lincolnshire XXXXXXXXXXXXXX

Listing Details
1,.9,9.9,9,0.9,0,9,9,0.9,0.0.9,0.9,0.0,9,0.9,0,.0.9,0.9,0.0.9,0.9,0.0.9,0.9,0.4

DESCRIPTION: XXXXXXXXXXXXXXXXXXXX

GRADE: 11

DATE LISTED: XXXXXXXXXXXXXXXX

ENGLISH HERITAGE BUILDING ID: XXXXXXXXXXXX
OS GRID REFERENCE: XXXXXXXXXXXXXXXXXX

OS GRID COORDINATES: XXXXXXXXXXXXXXXXXX
LATITUDE/LONGITUDE: XXXXXXXXXXXXXXXXXX

LOCATION: XXXXXXXXXXXXXXXXXXXXXXX

LOCALITY: XXXXXXXXXXXXXXXX

LOCAL AUTHORITY : XXXXXXXXXXXXXXXXXX
COUNTY: XXXXXXXXXXXXXXXXXX
COUNTRY : XXXXXXXXXXXXX

POSTCODE: XXXXXXXXXXXXXXXXXXXXXX

Listing Text OO )

XXXXXXXXXXXXXX b g

XXXXXXXXXXXXX (west side) @

XXXKKKKKXKXXXXXXXXXXXXXX @ (b

I O

Public house. xxxx XXXXXXX

Colourwashed re |ck
Slate roof, h o the right and with brick coped left gable

with gablgtb . Single tall lateral stack. Dentillated eaves.
2 stor ay front with plinth. Central doorway in C20

tially glazed porch with inner panelled door. Doorway
flank by single tripartite plain sashes with segmental heads.

2 plain sashes above. Interior with chamfered beam with triangular stops.

Listing NGR: XXXXXXXXXXXXXXXXXXXXXX
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