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1.0
INTRODUCTION
1.01
Instructions

We act on your instructions as confirmed by our standard Terms/Conditions of Engagement which we have sent to you and a copy of which is attached.

In accordance with our Conditions/Terms of Engagement, we have not arranged for any specialist tests or reports on the services installations but comments on the need for specialist tests are included.

You are reminded of the general limitations of the inspection described in the standard Conditions/Terms of Engagement, a copy of which is attached at the back of this report.  If you have not seen and signed and returned to us a copy of our Conditions/Terms of Engagement it is essential that you contact/phone us immediately.

The purpose of this report is to make general observations of the state of repair and the quality of the structure as set out in the Conditions/Terms of Engagement.
1.02
Property Address
1 Anywhere Street Manchester M1 6AA
1.03
Client 
Mr and Mrs J Bloggs
1.04
Surveyor

Inspected by Nicholas D Bailey MRICS.

1.05
Date of inspection
Date of Inspection was 8th March 2009.
1.06
Weather
During the inspection the weather was sunny and dry.

1.07
Tenure and Occupation.
The vendor indicated the tenure to be freehold and free from chief rent.  Legal advisers should verify the tenure details and give advice before you proceed with your purchase. 

The property was vacant.  Some floors were covered with floor coverings.
Persons Present – Mr Smith.  
1.08
Orientation
All directions are given as if facing the front of the property from the outside looking towards the rear unless otherwise indicated.

2.0
GENERAL DESCRIPTON

2.01
Description of Property and brief construction details
End terraced house of traditional construction with solid/cavity brick walls and slate clad main roof. Windows are upvc double glazed. Floors are part solid and part timber suspended.
2.02
Approximate Age
Built in approximately 1893.  You may wish to have your legal advisers confirm the exact date of construction by reference to the deeds. 
2.03
Location
Situated in an established residential locality of mainly similar class housing the property is within a reasonable distance of most amenities including local shopping, schooling, leisure and transport facilities available in Chorlton.  The property is handily positioned in terms of its access ability to Manchester city centre  
2.04
Accommodation
The accommodation briefly comprises:-

Ground floor 

Entrance Vestibule.  Entrance Hall.  Front Living Room.  Rear Living Room.  Kitchen.
First Floor
Three Bedrooms.  Bathroom/WC.
Basement

None.
Outbuildings, Grounds and Parking
Two outhouses in rear garden.  Average sized gardens to front and rear.  No onsite parking.
3.0
EXTERIOR CONSTRUCTION AND CONDITION
3.01
Chimney Stacks, Flashings and Flues
There are brick chimney stacks to the front and rear roof slopes.  Pointing to these appears in average condition.  Lead flashings to the base are old.  These do not last indefinitely and should be checked regularly. Flaunchings to the pots/cowls should be checked from roof level as they could not be seen properly from the ground.

The central heating boiler flue is on the right hand elevation of the kitchen.  No obvious visual defects were noted but it was not tested. 

There is a small obsolete chimney stack at the rear left corner of the outrigger roof.  This may well have been capped and is only formed of two courses of brickwork.  Its flashings appear to have been patched repaired.  Damp penetration was noted internally near to this chimney stack and the flashings need to be investigated as soon as possible.  
3.02
Roof and Valleys
The roof has the original slate cladding and whilst we do not consider re-roofing to be essential at present you should appreciate regular maintenance will be needed. Ultimately recladding will be required and the timescale for this will depend upon your budget and length of time you intend to live in the property.

We did not large numbers of obviously loose or missing slates from ground level.  However, when carrying out the interior roof inspection we could see daylight in several places.  Some overhauling of the roof is required and we recommend you seek advice from a roofing contractor as soon as possible therefore.  As part of such works ridge/hip tiles require some repointing with cement mortar.  
There is an old style lead valley galley gutter to the rear roof slope.  This should be checked when roof overhauling is carried out.  Lead lined valley gutters are a potential source of damp penetration problems and do not last indefinitely and should be checked regularly and cleaned out annually.  
There are old lead flashings between the outrigger roof and rear elevation and these will not last indefinitely.  
Several slates appear to be uneven at the rear edge of the outrigger roof and may work loose in storm conditions and should be monitored.  

A number of slates are fitted with lead tags where they have slipped in the past and have been fixed back into position.
3.03 Roof Void

Access to the main roof void is via the trap door on the landing.

Our inspection was inhibited by insulation
The main roof is of traditional construction with timber purlins supporting each slope of rafters. 

It was not raining at the time of our inspection and we suggest you check inside the roof when it is next raining to ensure there are no obvious leaks.

There is evidence of old penetrating damp around both the chimney stack areas at the left of the roof.  

The cement torching that was originally applied beneath the slates has perished and fallen off in most areas.  
There are some small voids to the top section to the party wall particularly near the chimney stacks and you may wish to have these areas bricked up to the underside of the roof structure.

Mildew staining was quite noticeable on some of the rafters and timbers and normally occurs due to condensation.  This probably pre-dates the installation of insulation quilt within the loft.  However, you should check inside the roof from time to time particularly when it is extremely cold to ensure that condensation droplets do not build up on the underside of the roof structure.  One or two old damp stains were noted to roof timbers but did not appear to be recent where they could be seen from the trap door area.  Slight staining was also noted on the underside of the some of the slates along with general weathering to these.  These are indications of aging of the roof structure which we have already mentioned will not last indefinitely.

A pin hole gap was noted through the slates just above the lower rear roof slope purlin and there is a more substantial daylight gap to the front right side of the roof below the purlins. Slates here must be cracked or slipped and will need attention as part of roof overhauling works 

Some splitting was noted to the main purlins but not of a substantial degree although the condition of these timbers should be checked from time to time.

There is not trap door giving access into the outrigger roof void and you may wish to have an access hatch cut to allow inspection as we cannot give comments about the hidden parts of the structure.
3.04
Rainwater Goods
Please note it was not raining at the time of our inspection of these and we cannot confirm that rainwater goods are watertight or properly aligned and they should be checked when it is next raining heavily to ensure there are no leaks, blockages or over spillages.
There are a number of trees in the vicinity and we recommend that all gutters and gullies are checked and cleaned out regularly as they will tend to become blocked with leaves.

The rainwater goods are plastic.  Some new concrete has been infilled around the base of the downspout at the front left corner of the property which means that this downspout is now totally sealed and there is no access into the gulley which we assume is underground.  We could not verify that this downspout connects into the drainage system and you might wish to have the cement work removed to allow for cleaning of any underground drainage gulleys.
Some old cast iron brackets have been left in situ beneath the plastic gutter of the outrigger.  These old brackets should be replaced with plastic brackets.  

The gulley beneath the kitchen window needs to be fitted with a grate and cleaned out as some debris was noted inside it.  
3.05
External Walls and Elevations
The main walls were inspected from ground level only and the foundations have not been exposed for examination.  We have, therefore, drawn what conclusions we can from the surface evidence available at the time of our inspection.  The vendor indicated he is not aware of any past structural or underpinning works with the exception of rebuilding of the gable wall due to previous bulging.  Any documentation relating to the rebuilding works should be obtained.  They were not shown to us.  
From the surface evidence available at the time of our inspection no indications were noted of significant cracking, current settlement or current subsidence.

We do not know the extent of rebuilding works to the gable except to say that brickwork to at least the outer face of the wall has been rebuilt.  You should clarify whether the whole wall, including the inside face, was rebuilt.  We would assume that the foundations were not rebuilt.  This wall is of cavity brick construction now although we suspect it may have been finger cavity in the past.
The other elevations to the property appear to be of solid brick construction. 
We did note that there are no drip throats beneath window sills to all elevations.  Some of the window sills are also worn on the front and other elevations and you may wish to repair or renew these.  

Front Elevation

The arch above the front door is unsupported to the outer face of the wall.  The arches above the two front elevation windows are resting on the UPVC frames.  If any serious cracks were to open up above these door or window arches then the arches would require rebuilding to incorporate suitable lintels.  No cracks were present here at the time of our inspection.

Some stepped cracking has been pointed up above the front door arch fairly recently and appears to have run down the right hand of the front door opening in the past as well.  We would assume that such cracking occurred in sympathy with bulging that had affected the gable wall in the past and necessitated the rebuilding of that elevation.

Pointing to the front elevation is generally of an older style but is in reasonable condition.  We noted at the front right corner of the property still bows outwards slightly.

Right Hand Elevation

We have already discussed that this elevation has been rebuilt at least to its outer face.  The wall still appears to show signs of some distortion but it was probably difficult to rebuild it perfectly vertical.  
Five windows are present to this elevation and the brickwork to these appears to rest on the UPVC frames.  You should clarify with the vendor whether metal lintels were incorporated above these window openings although we suspect not.  

The brickwork at the top of the right hand elevation has been crudely finished off as there are some gaps beneath the soffit boarding.  These need to be properly pointed up.  It might be possible to call back the contractors who carried out the works on the gable to deal with such matters.  This applies in particular above the right hand single bedroom window.  
It is possible to see that the soffit boarding/facia and roof overhang timbers have pushed outwards slightly under roof pressure to the upper gable but strengthening of the roof is not considered essential at present.  

Rear Elevation

This wall is pointed with older black ash pointing and needs to be repointed as soon as possible.

The dining room window sill and brickwork beneath it slope towards the left but not to a substantial degree.

The arches to the two rear elevation windows are resting on UPVC frames for support but no cracks were present here of a significant nature.  Lintels might, however, have to be installed above these windows if any serious cracks were to open up in the future.

There are very slight traces of cracking beneath the bathroom window sill but this is not considered serious and general repointing ought to suffice.

Brickwork to the top of the rear elevation is very slightly distorted but not to a substantial degree.

Brickwork to the rear right corner of the dining room/bathroom bows outwards slightly but not to a substantial degree.
Outrigger Elevations

Again these walls are pointed with older black ash pointing and need repointing as soon as possible.  
There are also some spalling bricks to the outrigger elevations and the worst affected will soon need cutting out and replacing.  You might care to consider treating brickwork with aquaseal or a water proofing fluid to reduce weathering.

The arch over the kitchen door is unsupported to the outside face of the wall but no cracks were present above it at the time of our inspection.  Again if any cracks were to open up in the future, to a significant degree, then the arch would need to be rebuilt to incorporate a lintel.

Part of the kitchen window sill has been cut away in the past.  Old uneven render was noted beneath the kitchen window sill.

The arch above the rear elevation kitchen window and the arch above the back bedroom window do not appear to incorporate lintels to the outer face of the wall but no serious cracks were noted here.  Slight cracking was detected above the outrigger bedroom window arch but is not substantial enough at present to warrant installation of the lintel or rebuilding of the arch itself.  Some repointing of this cracked section of brickwork should be carried out.

3.06
Damp Proof Course
The vendor did indicate a belief to us that damp proof course work had been carried out by previous owners but was not covered under guarantee.  However, we could only see a limited number of injection damp proof course holes to the base of the front elevation and not to the other walls.  It is more than likely therefore that the majority of the property is relying upon the original (bitumen felt) DPC.  If we noted any dampness to the interior this will be discussed later in the report.  

The paths at the base of the main elevations appear, in most areas, to be at a reasonable distance below DPC level. They should be maintained at a distance of 150mmm below damp course level to prevent the danger of bridging of the DPC.
At the rear right corner of the property (dining room) there is an old brick boundary wall of around 2 metres in height.  The soil level here is too close to or above interior floor level.  The paving/soil should be lowered to at least 150mm below Damp course level. 
Where there are old brick boundary walls at the rear right corner of the property and at the rear left corner of the kitchen these are built up against the outside faces of the walls and are therefore in effect bridging any damp proof course present although substantial damp penetration was not noted internally on the opposite sides of these walls and insertion of vertical damp proof membranes is not considered essential therefore.

3.07
Sub-Floor Ventilation
Air vents at the base of the main elevations should be kept free of obstruction at all times and cleaned out regularly.
It would be prudent to consider replacing air vents with modern vents to give better sub floor ventilation.

There only appears to be one air vent at the base of the front wall and ventilation to the timber suspended floor of the hall and front living room must therefore be limited.  We recommend the installation of extra air vents as soon as possible in order to better ventilate these floors.  
3.08
External Joinery
The windows are upvc double glazed and appeared of an average quality.  We do not know if they are covered by any guarantees and you ought to investigate.  No serious defects were detected to the UPVC frames.  
The front door is of a single glazed hardwood type and you may wish to update this.  There is decay to the base of its frame which does need repair.  
The edges of some window frames require repointing with mastic where cracks are beginning to open up.

The kitchen door is of a dated hardwood type and only single glazed.  The joint between the weather bar and step needs to be sealed with mastic.  The step here is slightly eroded and you may wish to have it repaired. 

Roof overhang timbers do show wear and tear and would benefit from redecoration/overhaul.  
3.09
External Decorations
The decorations where still present are in average condition.  

These are serviceable but becoming poor in places and general preparation and redecoration of the external timbers and ironwork is required.  

Please note you may discover areas of decay to timberwork when you redecorate as sometimes this can be impossible to detect from a ground level inspection.

The woodwork including the roof overhang timbers need decorating.

External woodwork should be redecorated regularly.
4.0
INTERIOR CONSTRUCTION AND CONDITION

4.01
Ceilings
In a house of this age cracked and damaged plaster is likely to be discovered at the time of redecoration and you should budget for some repairs/renewal works. Removal of wallpaper or coverings can often loosen plaster or reveal defects. Older lath and plaster type ceilings may need repair or replacement during your ownership of the property. Repairs to old ceilings can be difficult to undertake satisfactorily. Plasterboard ceilings often develop shrinkage or expansion cracks along the line of the plasterboard joints. Cracking of this type is normally only cosmetic and can be dealt with during the course of routine redecoration.

The ceilings generally appeared in reasonable decorative condition for a house of this age and we suspect that many sections may have been replastered/reskimmed.  The extent of any such work should be verified with the vendor.  
Some very minor hairline cracks were detected but can be dealt with on a room by room basis when you redecorate.  No serious defects were detected to the ceilings.  
4.02
Internal Walls and Partitions
In a house of this age cracked and damaged plaster is likely to be discovered at the time of redecoration and you should budget for some repairs/renewal works. Removal of wallpaper or coverings during redecoration can often loosen plaster or reveal defects.
The wall surfaces generally appeared in reasonable decorative condition for a house of this age and we suspect that many areas may have been replastered or reskimmed.  Again the extent of such works should be verified with the vendor.
Many sections of the exterior walls to the house have now been dry lined with plasterboard affixed to the inner faces of the walls and then skimmed.  
A number of hairline cracks were noted but can be dealt with on a room by room basis when you redecorate.  

There is very old perished plaster in the gas meter cupboard in the front living room and this area will need replastering as part of damp proof course works discussed later.

Unevenness was noted in a vertical line on the right elevation of the entrance vestibule above a light switch.  There is presumably cabling behind the plaster here and we do not know if it is concealed within a protective conduit and care must be taken to ensure that nails or screws are not put into the wall here.  

There is quite a lot of uneven plaster in the under stairs cupboard and you may wish to replaster this area.

Where interior walls adjoin the inside face of the gable, for example at the front right to the rear living room and at the rear right in the hall, we noted minor hairline cracks between the interior walls structures and the gable wall.  On the face of it these cracks are not substantial at present, however, we refer you to our comments about the gable wall having been partially rebuilt in the past.  You do need to verify with the vendor that he was not aware of there being any serious structural defects to the foundations or gable wall prior to rebuilding works.  If any more serious cracks were to open up between the gable and internal walls or structures then further investigation would be required at that time although the likelihood of that occurring is considered remote.  
4.03
Fireplaces, Flues and Chimney Breasts
It is not possible to indicate the condition of the flues or the condition of flue liners.  No assumption has been made as to the practicality of using the chimneys or flues and it is recommended that they are checked/swept prior to re-use. If continued use of the fireplaces/flues is intended they may require relining with suitable flue liners and as soon as possible the condition of the flues ought to be checked by specialists perhaps when the fires/appliances are next serviced.
The vendor has not installed any fires or fireplaces but has just left holes in the walls/chimney breasts in the front and rear living rooms.  No doubt you will wish to have fire places created/installed.  This may well involve the relining of the chimneys or fitting of metal flue liners.  The extent of such works will depend upon your requirements in this respect.  At present there are therefore just crudely cut holes in the chimney breasts in both the main living rooms.  Tests with a damp meter on the concrete hearth areas inside these chimney breasts revealed high damp readings.  Concrete may have been laid here without any damp proof membrane. As part of refurbishment of any chimney breasts you will need to have such concreted areas adequately damp proofed or protected.  
In the rear living room some copper pipes have been left projecting out of the structure and are presumably connected to the gas system but we could not verify.  Certainly this should not be cut into without being checked by a Gas Safe registered engineer.  

At the rear left in the kitchen and back bedroom there is a small section of chimney breast but this is not longer in use.  You may wish to have the chimney stack at roof level removed and we refer you to comments elsewhere about some evidence of penetrating damp around the chimney breast in the rear bedroom.  
4.04
Floors

Whilst we have taken all reasonable care dry rot, wet rot and woodworm could be present in those areas we were unable to inspect or where dampness or water penetration has been detected. These areas should be further inspected before you proceed. You should also check behind items such as kitchen appliances for example washing machines when these have been removed. Ideally side panels should be removed from any baths and floor and structural timbers should be inspected close to sanitary fittings and plumbing following removal of floor coverings.

Fitted floor coverings were provided in many areas of the property and in the absence of these being lifted and further investigations made you must accept the risk of hidden defects.  Because the floor coverings were securely fastened down we could not even turn back the corners in most areas.

We found no signs of active woodworm, however, properties of this age often exhibit some woodworm holes to items such as floorboards or structural timbers/joists which may be only be discovered when the property has been emptied and floor coverings removed. If you do encounter any such problems when the house has been emptied or if you lift or remove floor coverings then you may need to call us back for further advice.
No obvious signs of serious timber defects noted in those areas inspected. However, we should point out that houses of this age are vulnerable to sub floor timber decay.  Because of our somewhat limited inspection and the fact that we could not examine the floor joists it is important that further investigations are made before you proceed.
Before purchase we recommend you obtain a report from British Wood Preservation and Damp Proofing Association specialists who should carry out a full under floor examination to confirm the condition of structural timbers.  This may require the cutting of a trap door or lifting of selected floorboards to allow access.

Our enquires with the vendor revealed that timber replacement works have not been carried out as far as he is aware.  He is not aware of the position of any trap doors to give access to the sub floor area.  At ground floor new wood laminate has been laid in the entrance vestibule, entrance hall and front living room and prevented us from inspecting these timber suspended floors therefore.  
In the gas meter cupboard we could see some older style floorboards which were found to be in satisfactory condition.  The front living floor slopes towards the front slightly and floor joists/timbers beneath should be checked for decay when the sub floor inspection is made.

We did not detect any springiness to the ground floors.  

In the dining room where we could view some of the solid concrete floor in the under stairs cupboard this appears to be modern and no serious defects were noted.

In the kitchen there is modern/attractive tiling.  

The landing floor slopes to the right hand side quite noticeably but not to a substantial or serious degree.

Some bare floorboards could be seen on the landing and were found to be in reasonable condition.  There are, however, some splits and voids in the floorboards and you should expect to carry out some repair or replacement to floorboards at first floor in particular when you renew floor coverings.
In the bathroom new tiling has been laid on the floor surface and appears attractive.  The bathroom floor slopes to the front slightly.  
Bare floorboards in the front double bedroom were found to be in reasonable condition other than for some slight splits and worn sections of boarding as discussed previously.

Plywood is laid in the outrigger single bedroom but we do not know if this is laid on top of floorboards.  

On the staircase the treads could be examined and although they show wear and tear are in a reasonable overall condition.  One of the “nosings” part way up the staircase is broken and the tread here will need to be replaced by a joiner.  

There are solid floors in the rear living room and kitchen.  The vendor indicated a belief that these are of concrete construction.  Their surfaces could not be examined due to floor coverings.  

With regard to the sections of ground floors which are solid or concrete construction we did not note any damp problems to the floors where viewed but we were unable to confirm without disruptive investigations whether or not the floors incorporate a damp proof membrane. If any damp patches are seen or noted to the floors in the future particularly following removal or lifting of floor coverings then further advice may be needed.

4.05
Internal Joinery including Kitchen Fitments
Whilst we have taken all reasonable care dry rot, wet rot and woodworm could be present in those areas we were unable to inspect or where dampness or water penetration has been detected. These areas should be further inspected before you proceed. You should also check behind items such as kitchen appliances for example washing machines when these have been removed. Ideally side panels should be removed from any baths and floor and structural timbers should be inspected close to sanitary fittings and plumbing following removal of floor coverings.

Windows are fitted with locks. The keys for these will need to be obtained from the vendors and the windows then checked to ensure they open and close properly as they could not be tested by ourselves.

The kitchen fittings appear to be new and are of a reasonable standard.  They include some new kitchen appliances.  Kitchen appliances were not tested and you will need to verify exactly which appliances are included and ask the vendors to confirm whether they are aware of any defects and obtain any instruction booklets and guarantees if available.

Modern interior doors have been fitted within older frames.  Some of the door frames are slightly out of level but not to a serious degree.  
4.06
Internal Decorations

Plain and modern.
However, no doubt you will be having the property decorated to suit your own taste in due course. Walls and woodwork may be marked or damaged areas and fixing holes are often revealed following removal of furniture and belongings or when pictures or cabinets are removed.

With paint it should be remembered up to around 1992 lead could be used within paint and prior to this most textured paints/plasters contained an element of asbestos up to around 1984.  So care should be taken if paintwork looks old and dated. Testing kits for lead based paint can be obtained from some DIY stores. Advice can often be obtained from the local authority environmental health department if you are concerned about such issues.
Finally we would draw your attention to the fact that removal of existing decorative finishes may cause damage to the underlying plasterwork necessitating repairs and making good prior to redecoration.

4.07
Cellar and Basement
None.
4.08 Dampness

Tests were made to the interior at random intervals using a dampness meter.  Please note our tests were not carried out where there were/are areas of ceramic tiling or wall claddings, stored items, furniture, radiators and other fittings particularly in the kitchen where there are fitted units.

We are of the opinion that the property does appear to be relying upon the original bitumen felt dam proof course and would point out these do not last indefinitely.  Indeed it has done well to last as long as it has.   In fact we did detect some high damp readings indicative of problems with the damp proof course which will require remedial action.
Evidence of high damp readings were noted to:- the older plaster inside the gas meter cupboard of the living room; at the front right corner in the kitchen; to the right hand elevation of the entrance hall at the left end of the radiator; to the front left in the dining room under stairs cupboard; within the perished older plaster inside the electricity meter cupboard.  
The most likely cause of these readings is rising damp and specialist repairs and treatments are required in these areas .

You are, therefore, recommended to instruct, before you commit to your purchase, a specialist British Wood Preservation and Damp Proofing Association registered contractor to investigate the cause and full extent of these faults and to advise you about appropriate remedial works and allied repairs. 
Wall plaster that has been affected by dampness may require renewal and the extent and need for this should be confirmed by the specialists. Skirting boards are often replaced as part of damp course remedial works. Floor and structural timbers, particularly those close to damp areas will need further examination especially where they are exposed during investigation/remedial works.
PENETRATING DAMPNESS-

No significant evidence of penetrating dampness noted in the majority of areas.  However, some damp staining was noted around the small section of chimney breast at the rear left in the outrigger single bedroom.  This area corresponds to the chimney stack externally where we have mentioned that flashings appear to be worn.  They clearly need investigation immediately.  
Please note that damp staining can suddenly appear following periods of wet weather and might not be visible at the time of our inspection, depending on the weather conditions, or might be concealed by wall coverings, wallpaper, stored items or furniture. Should you notice, upon moving in, any damp that we have not commented on we should be notified so we can comment further. 

CONDENSATION
No significant evidence of condensation problems noted. 

We recommend the installation of Xpelair fans in the bathroom and kitchen.
Sometimes condensation might not be present or visible at the time of our inspection but may occur due to seasonal weather variations or creation of water vapour from cooking, running baths or using showers etc. If you should notice any particular problems we should be notified as we may need to give further advice. It would be prudent to ask the vendors whether they are aware of any problems they may have noted with regard to condensation.

4.09
Timber Decay and Infestation
A representative sample of exposed timber was examined and whilst all reasonable care was taken, the possibility of concealed defects cannot be entirely ruled out.  Indeed the extent of timber surfaces available for inspection was limited.

Whilst we have taken all reasonable care dry rot, wet rot and woodworm could be present in those areas we were unable to inspect or where dampness or water penetration has been detected. These areas should be further inspected before you proceed. You should also check behind items such as kitchen appliances for example washing machines when these have been removed. Ideally side panels should be removed from any baths and floor and structural timbers should be inspected close to sanitary fittings and plumbing following removal of floor coverings.

To those timbers that we inspected we did not detect any evidence of substantial or serious timber decay. However, we reiterate that houses of this age are vulnerable to decay particularly to sub floor or structural timbers that are hidden from view and that you should therefore have further checks made on these timbers by British Wood Preservation and Damp Proofing Association Specialists before you commit to your purchase. This will involve the cutting of a suitable trap door or lifting of selected floorboards to allow access. Of course the vendor may have had such investigations carried out in the past by Timber and Damp specialists in which event you need to obtain copies of the reports from them to ensure adequate checks were made. 
We have noted some minor/general timber defects and these have been discussed elsewhere in the report predominantly in the external joinery, internal joinery and floors section.   We do not feel it necessary to reiterate any in this section but you should refer to earlier comments.

4.10
Thermal Insulation

There is around 200mm of insulation material within the roof void and this is considered to be a reasonable thickness.

The walls are believed to be un-insulated solid/cavity brick and will therefore be below the standard of insulation of modern insulated cavity walls and heat loss can be high.

We were unable to verify whether there is any insulation within the outrigger roof void and you should clarify with the vendor whether he has had any installed.  

With the recent advent of Energy Performance Certificates introduced at 1st August 2007 levels of insulation will become ever more important. It is apparent that the present levels of insulation within the subject property fall short of current building standards and building regulations. If a certificate has to be produced in the future then this may make recommendations for improvements and/or criticisms of the existing Energy Performance levels of the property. It is not within the scope of our instructions to advise in this respect. However, we can carry out a further inspection and provide you with an Energy Performance Certificate if you need such information but this would be subject to additional fees.
A property of this size and style may have had an Energy Performance Certificate produced prior to being put on the market. You should clarify this with the vendors or estate agents and obtain the certificate if one has been produced.
5.0
SERVICES
PLEASE NOTE THAT ONLY A GENERAL INSPECTION OF SERVICES HAS BEEN MADE.  SUPPLIES AND SERVICE INSTALLATIONS HAVE NOT BEEN TESTED. 
SERVICES AND SPECIALISTS INSTALLATIONS HAVE BEEN VISUALLY INSPECTED. IT IS IMPOSSIBLE TO EXAMINE EVERY DETAIL OF THESE INSTALLATIONS WITHOUT PARTIALLY DISMANTLING THE STRUCTURE.  TESTS HAVE NOT BEEN APPLIED.  CONCLUSIVE TESTS CAN ONLY BE UNDERTAKEN BY SUITABLY QUALIFIED CONTRACTORS.  THE VENDOR SHOULD BE ASKED TO PROVIDE COPIES OF ANY SERVICE RECORDS, TEST CERTIFICATES AND, IDEALLY, THE NAMES AND ADDRESSES OF THE  CONTRACTORS.

5.01
Gas
As far as we are aware mains gas is connected.
The gas meter is located in the front living room.
There does appear to be some lead pipe work in the base of the cupboard and this should be checked by a Gas Safe registered engineer and all lead gas pipe works should be either removed, if obsolete, or replaced with copper pipe if still in use.

All gas appliances should be serviced regularly by a Gas Safe registered gas engineer to ensure they are adequately ventilated, safe fully serviceable and efficient.

All gas installation work should now be carried out by a Gas Safe registered specialist and be issued a certificate upon completion. You should request sight of such certificates for any works or servicing carried out in recent years and arrange for further tests before purchase as appropriate. The condition, performance/efficiency and safety of all gas appliances can only be verified by professional testing.
Carbon monoxide gas which is odourless can be given off by poorly ventilated appliances and the installation of carbon monoxide detectors is recommended.

5.02
Electricity
Mains electricity supply appears to be connected and the fuse box is located in entrance hall.
Guidance from the Institute of Electrical Engineers recommends electrical systems should be tested by a qualified electrician at least every ten years and on every change of occupancy. If it has not been tested in the last year with documentation to prove this we recommend it be checked before purchase to ensure it meets with current IEE regulations. 
New Building Regulations dictate as from January 2005 certain electrical installation work is required to be carried out and certified by an approved contractor and is notifiable to the relevant Local Authority.  Your legal advisor should request any relevant documentation from the vendor.

Cable where viewed appeared to be of a grey uPVC covered style.

The fuse box is of an older Bakelite type and we recommend it is upgraded to a full RCCB style fuse box. 

We noted a limited number of power points and you may wish to have extra sockets fitted depending on your requirements.

If the vendor does have a certificate relating to the electrical system indicating that it has been checked at part of refurbishment it would be wise to have the system checked by an electrician before proceeding notwithstanding that we have not noticed any major/obvious visual deficiencies.  
5.03
Cold Water
Mains water is as far as we are aware connected.
The cold water supply pipe was located in the kitchen and the pipe here appears to be copper although may connect to lead pipe underground.  Further investigation should be made with United Utilities to see if they have records relating to the replacement of any original lead supply pipes.

The plumbing elsewhere within the property appeared to be copper pipe.  Much of the plumbing is concealed and if you wish to be assured about its condition a full examination will be required by a competent plumber although no obvious leaks were noted to those pipes that we viewed.
Water pressure seemed acceptable when taps were switched on and the toilets flushed. However, adequacy and serviceability of systems can only be ascertained by specialist inspection.
5.04
Hot Water
Hot water is believed to be provided by means of the central heating boiler.

The hot water system was not tested although we refer you to our comments regarding the central heating boiler in the following section.
5.05
Space Heating
A gas central heating system is installed.

If the heating system has not been tested by a qualified heating engineer in the last year we recommend it be checked to ensure it meets with current regulations. It should be serviced annually thereafter. You should endeavour to obtain any documents that the vendor has relating to previous repairs or servicing.
The system was not on at the time of our inspection.  The vendor indicated the central heating system has been serviced on a British Gas contract.  He further indicated that the central heating boiler was installed in 2008 along with a number of new radiators.  Any guarantees for such works should be obtained from the vendor.  
There is a modern combination central heating boiler providing hot water and central heating.

Some of the thermostatic radiator valves are of an older style and these do not last indefinitely.  
5.06
Sanitary Fittings
The bathroom fittings have been renewed and are of a modern and reasonably attractive style.  
The shower is only an attachment to the taps rather than a standalone electrical thermostatic shower unit. 
No obvious serious defects detected to the bathroom fittings.
5.07
Drainage
Drainage is believed to be to the main sewers. Your legal advisers should ensure that mains drainage is connected.  If the system is shared with adjoining owners, verification of responsibility for repairs and maintenance is recommended.
The soil vent pipe is plastic and fitted to the rear elevation.  It appears fairly new.  
The vendor indicated to us that he is not aware of any past problems with the drainage system.

We did, with difficulty, find a manhole cover under the bushes at the rear right of the back yard.  This is a metal manhole cover and was totally corroded down and covered with debris and could not be lifted.  It is close to quite a number of bushes.  Because of this we recommend that you have the manhole cover eased and lifted, by drainage specialists, before purchase so that the drains and the base can be checked.  The manhole cover should then be lifted regularly thereafter so that the drainage system is monitored from time to time.  Because it is heavily corroded the cover/frame may need renewing totally
Your legal advisor should check and confirm details regarding drainage and any responsibilities for maintaining and repairing any shared sections. Regular maintenance of underground drainage systems is essential and we recommend the system is regularly inspected. If you require any additional information regarding the current condition of the system you should consider commissioning a CCTV examination by a competent specialist.

5.08
Other Facilities
None as far as we are aware.
6.0
THE SITE
6.01
Garages/Outbuildings
No garage.  There is an outhouse at the rear left and this shows some wear and tear.  One door to the outhouse faces onto the back ginnel which is not ideal from a security point of view.  You might wish to brick this up and arrange access from the inside.  
Some cracked and uneven slates were noted to the roof of the outhouse and it needs overhauling.  Ideally rainwater goods should be fitted.  Basically the outhouse is quite rough and basic in terms of its quality.  
6.02
The Site and Local Factors
Your maintenance and repairing responsibilities in respect of boundaries, wall and fences should be established before any works are carried out to them.

Your conveyancer should also ensure that the adequate definition of boundaries within the Deeds.  

There are various bushes in the rear yard and a privet hedge is present to the right hand side.  These are within the zone of influence particularly of the drainage system at the rear right and whilst there was no evidence of tree route damage noted to the structure of the main property no assurance can be given that damage will not occur in the future.  We also refer you to our comments about the bushes of the rear being close to the drainage manhole/drainage system and that further checks are required on the drains in the base of the manhole.  This is more as a precautionary measure rather than because we have noted any specific defects in this regard.

Parking will probably be difficult in the area particularly during the daytime or at peak times.  
Boundary walls require some general overhaul/rebuilding works.  In particular the right hand wall to the rear yard wobbles if pushed.  This is a 2 meter high wall and to rebuild it would be very expensive.  You might wish to investigate the cost of this before proceeding.

A small conifer tree grows at the front left of the front living room and again this is within the zone of influence and should not be allowed to grow too high in the future.  

The small right hand boundary wall, near to the privet hedge, is leaning over and you may wish to have this rebuilt.  

The coping stones are loose and poorly finished off to the boundary wall at the rear left of the kitchen and this area needs early attention/rebuilding works.

The flagged pathways in the rear yard are generally cracked and uneven.  
6.03
Wayleaves, Easements and Rights of Way
We presume there is a Right of Way in favour of the subject property over the unmade rear pathway which gives access to the outhouse.  
Your conveyancer should confirm whether the property is affected by any issues relating to rights of way and easements etcetera and ensure there are adequate arrangements with regard to any paths or roads leading to the property.
6.04
Highways, Planning and Environmental Matters 
We know of no planning or other adverse restrictions affecting the property although enquiries have not been made.  Inspection of the Deeds and local searches by your legal advisor should give further information on these matters and any adverse problems should be referred back to us as they might affect our comments.
7.0
LEGAL MATTERS
7.01
We advise that you send a copy of the report and Terms of Engagement to your legal advisor before purchase and that additionally you raise the following matters with your legal advisor and seek sufficient clarification prior to entertaining into any legally binding contract:

1.
The tenure of the property needs to be verified to ensure that there are no adverse matters in this respect.

2.
Ownership and maintenance obligations in respect of shared sewers.

3
Rights for you to enter onto the adjacent property to maintain any structure situated near or on the boundary and any similar Rights your neighbour may have to enter onto your property.

4.
Ownership and responsibilities for maintaining boundary fences, walls or hedges.

5.
Confirm that there are no underground tunnels, wells, sewers, gases, mining, minerals, site reclamation/contamination etc, exist, have existed, or likely to exist beneath the curtilage of the site upon which the property stands or beneath or upon the curtilage of any adjacent properties and which could affect the quiet enjoyment, safety or stability of the property, outbuildings or surrounding areas.
6
That there are no outstanding Party Wall Notices or any knowledge that any such Notices are to be served.
7.
We suggest that your solicitors arrange an Envirosearch or similar product to establish whether this area falls into a flood plain or old land fill site or whether there is a risk of land contamination etc.
8.
Given the age of the property it will not comply in all respects with the latest building regulations. Your legal advisor should make enquiries with the owner/vendor to ascertain the nature of any significant alterations or works that would require Building Regulations approvals as we have not made any enquiries with the local authority in this respect. Your legal advisor should ensure they obtain any relevant documentation from the vendor in respect of any structural or major works that would require Building Regulations approval and undertaken within the last 5 years. Any proposed/future improvements carried out however, such as building alterations/extensions, electrical and plumbing/heating works or window/glazing replacement, will need to comply with relevant regulations and standards.

Building Regulations dictate that as from January 2005 certain electrical installation work is required to be carried out and certified by an approved contractor and is notifiable to the relevant Local Authority.  Your legal advisor should request any relevant documentation from the vendor in respect of any electrical work undertaken since that date.

Your solicitor should make enquiries to see if any of the double glazing has been installed after 1 April 2002 as any such windows would require building regulations approval and FENSA guarantees.

9.
There are possibly guarantees for double glazing, the central heating boiler, rebuilding of the gable wall and kitchen appliances.  Your solicitor should investigate and any guarantees or certificates which may be available for past servicing, improvements or individual items should be obtained and assigned over should you proceed with purchasing this property.

10.
There are presumed to be rights of way over the rear pathway. Your solicitor should investigate and verify details in this regard.

7.02
Any adverse discovery by your legal advisors may have serious effect on the resale potential of the property and a possible detrimental effect upon its value.  It may, therefore, be important for you to refer any such matter back to us before you proceed to a legal commitment to purchase the property.

7.03
You should immediately forward a copy of this report to your conveyancer with the request that they check all legal matters.

7.04
Some of the legal enquiries necessary may be highlighted in other sections of the report as well as in section 7.01 above.

8.0
LIMITATIONS
Limited Access
8.01
You are reminded that access was limited during the inspection and it is not possible to confirm that unseen areas are free from defect.   As the possibility of hidden defects to these areas cannot be entirely ruled out you may consider further investigation prior to purchase of the property.

8.02.
Where a property is occupied, furnished and where floors were covered over, this limits the inspection possible particularly to the floor surfaces but if you are able to arrange for furnishings to be moved and floor coverings lifted, we should be pleased to make a further inspection of such areas subject to an additional charge.
8.03
We have not arranged for any investigations to be carried out to determine whether or not high alumina cement concrete, calcium chloride additive, or any other deleterious material has been used in the construction of the property and we are therefore unable to report that the property is free from risk in this respect.  For the purpose of this report we have assumed that such investigations would not disclose the presence of any such material.

8.04
In drafting this report we have limited comment to the more material matters and, in particular, we have not listed individually such minor items as slightly loose door or window fittings or minor decorative blemishes or other matters which have no structural significance.  The report is not an inventory of every single defect, its intention is to outline the general condition of the structure and fabric of the property, highlighting the main points of disrepair and concern that are considered necessary for you to make a reasoned and informed judgment on whether or not to proceed with purchasing the property, and the basis on which to do so.

8.05
The inspection carried out has been of the visible elements of the property which were accessible and readily available for examination from ground and floor levels and adjacent public areas without risk of causing damage to the property or injury to the surveyor. Due care has therefore been exercised throughout the inspection regarding safety, practicability and the constraints of being a visitor to the property. In conducting the survey and completing the report certain assumptions and restrictions as to the scope and application of the report have been made and these are set out in the terms and conditions at the end of this report.
8.06
As far the service installations (gas, electricity, hot and cold water, space heating and drainage) are concerned, our inspection was a limited superficial one and in the absence of specific tests we cannot give warranty as to their condition, design or efficiency
8.07
Many parts of a building such as foundations and sub-floor areas are concealed during construction and we do not disturb these.  It follows, for practical reasons, that we have not inspected woodwork or other parts of the structure that are covered, unexposed or inaccessible and we are, therefore, unable to report that any such part of the property is free from defect.

8.08

Underground pipes from sanitary fittings, rainwater downpipes or gullies were not traced or tested.
9.0
SUMMARY OF URGENT REPAIRS AND FURTHER INVESTIGATIONS

9.01 Our conclusions are an attempt to summarise salient points discussed within the main report. It is important when considering this section to ensure that you also read the report in full which will give more detailed advice and discuss in greater detail those points summarised below. The main report will also contain details and advice on other items of importance which will not necessarily be discussed in this section.
We recommend that you treat the following items as urgent. You should obtain estimates and reports from reputable contractors before you exchange contracts.  As soon as these have been obtained we will be pleased to advise whether or not these will cause us to change our advice or valuation.

If you decide to proceed without obtaining this information you would have to accept the risk that adverse matters might come to light in the future.

A-  Further investigations-
· As a precaution we recommend you make as appropriate the further investigations regarding the services particularly the gas, heating and electrical systems and arrange for specialist checks if these have not been tested/serviced within the last 12 months. All relevant service documentation should be obtained from the vendors to enable you to decide as to whether these systems should be checked.  In particular it would be prudent to have checks made by specialists on the electrical system with regard to installing extra power points and fitting a new fuse box.  To install new power points will obviously be disruptive in terms of the requirement to have some replastering carried out in association with this.  We also recommend that checks are made by drainage specialists upon the manhole/drains at the rear right beneath the bushes as this could not be lifted and needs to be eased.  The proximity of the bush and shrubs could have caused root damage to the drainage system and this needs clarification not withstanding we have not detected any obvious visual problems.  
· Before purchase advice is required from a timber and damp proofing specialist with regard to the condition of sub floor/structural timbers which will require the cutting of a trap door or lifting of selected floorboards to allow access. 

It is not possible for us to speculate as to the cost of remedial works or repairs that will be required for those items listed above and our “cost guideline” allowance below does not include a sum for such works. It is essential that these items are investigated before you proceed and any costs will need to be added to our guideline figure given below.

B-  Urgent repairs
Once further investigations have been carried out for those items in section 9.01 A above then urgent repairs or remedial works may be required in respect of those items discussed. 
· Advice needs to be obtained from a roofing contractor with regard to some general overhauling of the roof covering.  At the same time they should give advice about the condition of the chimney stack flashing to the rear left of the outrigger where some damp penetration was noted internally in the outrigger single bedroom.
· Damp proof course remedial works are required as we have detected some high damp readings in a number of areas at ground floor.  You should therefore obtain advice before proceeding from a damp proofing specialist.   In association with such works we suggest that extra air vents are provided externally to give proper ventilation to the timber suspended floors of the entrance hall and front living room.  The soil level needs to be reduced at the rear right corner of the dining room where it is too high in relation to the interior floor.  

· Any documentation relating to rebuilding of the gable wall should be obtained from the vendor along with any guarantees.  The extent of the works in this regard should be confirmed to verify whether the inside and outside faces of the wall were rebuilt or just the outer face.  
COST GUIDELINES

IMPORTANT: Any figures provided here are for guidance only. If your decision is dependent upon the costs of works to the property, then quotations or estimates should be obtained before making any legally-binding commitment.

The preparation of detailed costs for individual building works lies outside the scope of this building survey but, for provisional budgeting purposes only I suggest that you allow a figure in the region of £1,000 for the “Urgent repairs” listed at section 9.01 B above. This figure includes VAT but is subject to addition of an amount for of any further repair/remedial costs associated with the  further investigations recommended in section 9.01 A. 

The actual cost of repairs and remedial work may exceed our allowance and following further investigations mentioned in 9.01 A and 9.01 B above competent contractors should be asked to provide you with quotes for any essential works before legal commitment to purchase. This will allow you to budget accordingly or renegotiate with the vendor.
Please note also that when planning remedial work or alterations, it should be remembered that the quality of building work varies considerably in terms of both customer expectations and builder understanding and capability. To reduce the risk of disagreement and/or disappointment, estimates for building work should be based on a detailed description of the work required and quotations should be invited from builders of similar standing.  

10.0
ADDITIONAL ADVICE -SUMMARY OF MAIN MAINTENANCE CONSIDERATIONS
10.01
We did not undertake a detailed Asbestos Survey Risk assessment and you may wish to seek separate advice in this respect before you purchase.
10.02
MAINTENANCE CONSIDERATIONS-
We have mentioned various repair and maintenance items throughout the report and the collective cost of dealing with these can sometimes be costly particularly if you have to employ contractors rather than attend to some yourselves.  We suggest that after considering the report you highlight any you feel to be of concern and you may wish to obtain estimates before you commit to your purchase so you can be aware of the likely repair/maintenance costs and you can budget accordingly.  In some cases you may wish to try and re-negotiate the purchase price if the costs involved in dealing with such items are high. 

Our considerations in this section are an attempt to summarise the more important maintenance points discussed within the main report. It is important when considering this section to ensure that you also read the report in full which will give more detailed advice and discuss in greater detail those points summarised below. The main report will also contain details and advice on other items of importance which will not necessarily be discussed in this section. Delaying or neglecting maintenance can lead to more serious problems occurring.
The more important maintenance items which should receive early attention can be summarised as 

· The main roof covering will, even when repaired, require regular maintenance repair probably on an annual basis in the meantime it needs general overhauling works.  
· The gulley beneath the kitchen window needs cleaning out and fitting with a grate.  Some older cast iron brackets to the outrigger gutter need replacing with plastic products.
· Repointing of the main elevations will be required within the next 12 to 18 months.  You may wish to treat perished areas of brickwork with aquaseal or a waterproofing fluid to prolong the life of the brickwork.   Brickwork is crudely finished at the top of the right elevation beneath the roof overhang timbers where some gaps need pointing up.

· Several sections of the boundary walls are in need of fairly urgent attention and rebuilding these will be an expensive item for which you may wish to obtain advice and an estimate before proceeding. 
10.03
Before you proceed you should confirm with the vendor:

1. details of any significant works undertaken to structural timbers, damp course, structural repairs, renewal or repairs to the various services (electrics, gas, heating, water, drainage) alterations to the structure or fabric of the building, installation of any double glazing;
2. whether guarantees or reports relating to any of the aforementioned items are valid and available and then obtain copies of such documentation;
3. whether the vendors are aware of any current or past problems relating to the structure, foundations, damp course, penetrating damp, timber decay or services (electric, gas, heating, water, drainage);
4. if any significant matters come to light regarding 1-3 above we should be notified before you proceed so we can give advice before you purchase the property.

11.0 
VALUATION AND BUILDING INSURANCE
MARKET VALUE- (See conditions of engagement section below for assumptions and definitions)
We estimate the market value to be £173,000 (One Hundred and Seventy Three thousand).
The market value subject to attention to the repairs mentioned at section 9.01 further investigation and urgent repair is estimated to be £174,000 (One Hundred and Seventy Four thousand).
Our valuation assumes there will not be a need for expensive repairs costing in excess of £1,000 for those items referred to at section 9.01 urgent repair and further investigation  and you should not proceed until estimates and reports have been obtained and these can be sent to us for confirmation of our valuation figures.

BUILDING INSURANCE
The current cost of reinstating the property in its present form is estimated at £100,000 (One Hundred thousand pounds). 
We trust the contents of this report meets with your requirements and enclose herewith a receipted account for your retention.  We would ask that you contact Nicholas Bailey at the Manchester office should you require any further information.

Yours sincerely

……………………………………………..
NICHOLAS DAVID BAILEY MRICS
Roberts & Roberts

Conditions of Engagement
1. THE SERVICE

1.1
Based on an inspection as described below the surveyor/valuer, who will be a Chartered Surveyor or an Incorporated Valuer (hereinafter called ‘the surveyor’), will provide :

1.1.1 A concise report on the general condition of the property, identifying significant defects and repairs at the time of the inspection and referring to readily apparent potential hazards;

although it should be noted that:-

(i) The Surveyor will inspect diligently but is not required to undertake any action that would risk damage to the Building(s) or injury to himself, herself or any other party.

(ii) The Surveyor will not undertake any structural or other calculations.

(iii) The Surveyor will not produce a repair schedule, planned maintenance report, feasibility report or advise on design, procurement or project management unless expressly agreed with the client.

1.1.2 Unless specifically excluded the surveyor’s opinion of the ‘ market value’ at the date of the inspection on the assumptions set out below and, if different, the value on the assumption that any essential repairs identified have been carried out satisfactorily;

1.1.3 Unless specifically excluded an assessment of the estimated current reinstatement cost in its present form (unless otherwise stated) for insurance purposes including garage, outbuildings, site clearance and professional fees, excluding VAT (except on fees).

1.2 The report will not  purport to express an opinion about or to advise upon the condition of  uninspected parts and should not be taken as  making any implied representation or statement about such parts; nor will it mention minor defects which the surveyor considers do not materially affect the value of the property.  If the report does refer to some minor defects this does not imply that the property is free from other such defects.

1.3 The report is provided for the sole use of the named clients and is confidential to them and their professional advisers.  No responsibility is accepted to others.

1.4 In preparing the report the surveyor will exercise the skill and diligence reasonably to be expected from a surveyor competent to advise on the subject property.

1.5 The report will not identify the existence of  contamination in or from the ground, as this can only be established by other specialists.

2.0
THE INSPECTION

2.1
The Main Building

2.1.1
The surveyor will undertake a visual inspection of so much of the exterior and interior of the property as is accessible with safety and without undue difficulty.  Accordingly the report will cover all that part of the property which is visible whilst standing at ground level within the boundaries of the site and adjacent public/communal areas and whilst standing at the various floor levels.  The surveyor will open roof and floor trap doors where accessible and possible with safety and without undue difficulty.  However he/she will be under no obligation to raise floor boards or to inspect those areas of the property that are covered, unexposed, or are not readily accessible with safety and without undue difficulty.  Therefore furniture, floor coverings, fixtures and fittings will not be moved, but the inspection will include, subject to reasonable accessibility with safety and without undue difficulty, the roof space without moving insulation material.  Inspection of the roof space is confined to details of design and basic construction; individual timbers are not specifically examined although, where defects are observed as part of the general examination, such defects will be noted in the report. Where roof traps are secured with nails or screws or painted or papered over the permission of the vendor will be required to remove these. This may necessitate a further visit and an extra charge would be made for this. The sub floor area will not be inspected unless the client makes specific arrangements prior to the inspection and subject to agreement of an additional fee for the sub floor inspection. 

2.1.2
It is not possible to report on the condition of flues or the presence of flue liners, and the report will not advise upon whether or not any chimneys or flues can be used.

2.1.3 The outer surfaces of the roofs will be inspected if they can be readily seen from a 3 metre (10 ft) ladder, set safely with its feet on the ground, or from any other accessible vantage point to which the surveyor is entitled to gain access with safety and without due difficulty.
2.1.4 A moisture detecting meter will be used in selected positions to walls and floors where the surveyor considers such tests to be appropriate. Such tests will, however, be restricted by any furnishings, fittings, radiators or wall, surface or floor coverings.

2.1.5 The surveyor will not open up or cut Into the building fabric without specific directions from the client. Such intrusive investigations if instructed by the client will be at risk and liability of the client and will be assumed to be with agreement between the client and the building owner.

2.1.6 The surveyor will not attempt to remove securely fixed covers or housings without the express permission of the owner.

2.2
Services


The surveyor will provide an overall impression of the services, but will not test them and will not advise upon whether the property/services comply with regulations in respect of services.  Drainage inspection covers will be lifted where visible and possible to facilitate a visual inspection, but drains are not tested. The surveyor will report if it is considered that tests are advisable. Specialist inspection of electrical  and gas installations, drainage, heating and hot and cold water  systems will not be undertaken.

2.3
Outbuildings

Garages and other outbuildings of substantial permanent construction and any structure(s) attached or integral to the dwelling will be inspected but only to the extent that we will report on those items that are likely to materially affect the value of the property. 

2.4
Site

The boundary structures, retaining walls, paths and drives will be inspected to the extent that they are readily visible from positions to which the surveyor is entitled to gain access with safety and without undue difficulty.  Leisure facilities will not be inspected.

2.5
Particular noise, dust, flooding or contaminated land and disturbance affecting  the property will only be noted if it is reasonably significant at the time of the inspection or if specific investigation has been agreed between the Surveyor and Client and confirmed in writing.

2.6
Flats, maisonettes or similar units forming part of a larger building or group of related buildings


The descriptions of the nature of the inspection given in paragraph 2.1 and paragraph 2.2 on services apply except that inspection covers will not be lifted and the condition or adequacy of lifts will not be investigated or reported upon.  As to what will be inspected:

2.6.1
External: The exterior of the subject property, and sufficient of the remainder of the building in which it is situated and of the exterior of any other buildings of permanent construction, notified by the clients and agreed with the surveyor to be inspected, to ascertain their general state of repair.


(Please note: This is to enable the clients to arrange for inspection of that part of the exterior of the property to which a shared maintenance/service charge which would be payable by the clients applies.)

2.6.2
Internal: The interior of the subject property, and in a more superficial way, those communal areas within the building from which the subject property takes access and on the floor(s) of the subject property plus such other communal areas/roof/roof spaces notified by the clients and agreed with the surveyor to be inspected.


(Please note: This is to enable the clients to arrange for inspection of other communal parts which are the subject of shared maintenance/service charges which would be payable by the clients.)

2.6.3
The surveyor will state whether he has seen a copy of the lease. In the case of large developments consisting of several blocks the surveyor will unless agreed otherwise in advance only inspect the block in which the subject flat is situated for the purpose of advising as to the general standard of construction and maintenance and will not list those items normally taken care of in the course of routine maintenance.

2.7 The Surveyor will not undertake a Health and Safety Risk assessment.  

2.8 The Surveyor will not undertake a Fire Risk assessment.

2.9 The Surveyor will not undertake a specific Asbestos Surveyor risk assessment.

2.10 The Surveyor will not undertake a risk assessment regarding the Disability Discrimination Act 1995.

2. THE REPORT

3.1
If it is suspected that hidden defects exist which could have a material affect on the value of the property, the surveyor will so advise and recommend more extensive investigation prior to entering into a legal commitment to purchase.  It may be appropriate in exceptional circumstances to defer giving detailed advice or making comments until the results of the further investigations are known.

3.2
If it is not reasonably possible to carry out any substantial part of the inspection (see section 2 above) this will be stated.

3.3
Any obvious evidence of serious disrepair or potential hazard to the property will be reported, as will any other matters apparent from the inspection which are likely materially to affect the value.

3.4 Where the surveyor relies on information provided, this will be indicated in the report, with the source of the information.

3.5 The Surveyor will not comment upon the possible existence of noxious substances, landfill or mineral extraction implications, or other forms of contamination, nor will the Surveyor advise upon the adequacy of the sub stratum for any particular purpose.

3.6 Where the subject property is part of a building comprising flats or maisonettes, the report will identify any apparent deficiencies in the management  and/or maintenance arrangements for the whole building observed during the inspection which the surveyor considers materially to affect the value.

4.
ASSUMPTIONS

4.1
Unless it is made apparent by an express statement in the report the surveyor will have made the following assumptions and will have been under no duty to have verified these assumptions:

4.1.1
The building (if for sale) is offered with vacant possession;

4.1.2 That planning permission, Building Regulations Approvals  and statutory approvals for the buildings and for their use, including any extensions or alterations, have been obtained (The Client and their legal adviser should note the Surveyor will not verify whether such consents have been obtained. Drawings and specifications will not be inspected by the Surveyor unless previously agreed in writing);

4.1.3 That no deleterious or hazardous materials or techniques have been used and that the land is not contaminated;

4.1.4 That the property is not subject to any unusual or especially onerous restrictions, encumbrances covenants or outgoings and that good title can be shown;

4.1.5 That the property is unaffected by any matters which would be revealed by inspection of any register or by a local search (or their equivalent in Scotland and Northern Ireland) and replies to the usual enquiries, or by a statutory notice and that neither the property, nor its condition, nor its use, nor its intended use, is or will be unlawful; and moreover that the value of the property would not be affected by the possibility of any entry being made in any register;

4.1.6 That an inspection of those parts which have not been inspected would not reveal material defects or cause the surveyor to alter the valuation materially;

4.1.7 That the property is connected to main services with appropriate rights on a basis that is known and acceptable to the client;

4.1.8 That sewers, main services and the roads giving access to the property have been adopted;

4.1.9 (Please note: As no formal enquiries will be made by the surveyor the clients’ legal adviser should have sight of this report and the terms of engagement and be asked to verify:

(i) The assumptions given above;

(ii) Any information provided to the surveyor which is set out in the report

(iii) In respect of leasehold properties the details and adequacy of the lease;

(iv) Matters relating to town planning, statutory or environmental factors, mining, roads or services or contravention of building/planning regulations.)

4.1.10 That where the subject property is part of a building comprising flats or maisonettes, unless instructed or otherwise aware to the contrary, the cost of repairs and maintenance to the building and grounds are shared proportionately between all the flats and maisonettes forming part of the block, and that there are no onerous liabilities outstanding.

(Please note: As no formal enquiries will be made by the surveyor the clients’ legal adviser should have sight of this report and be asked to verify:

(i) The assumptions given above;

(ii) Any information provided to the surveyor which is set out in the report

(iii) In respect of leasehold properties the details and adequacy of the lease;

(v) Matters relating to town planning, statutory or environmental factors, mining, roads or services or contravention of building regulations.)

4.2 Unless otherwise instructed any development value is to be excluded from the ‘market valuation’ and the surveyor will not include any element of value attributable to furnishings, removable fittings and sales incentives of any description when arriving at an opinion of the value.  Portable and temporary structures will be excluded also.

4.3
The definition of ‘market value’ is the  estimated amount for which a property should exchange on the date of the valuation between a willing buyer and a willing seller in an arms length transaction after proper marketing wherein the parties have acted knowledgeably prudently and without compulsion.
5. VALUATION FOR INSURANCE PURPOSES

5.1 In assessing the current reinstatement cost the surveyor will have due regard to the Association of British Insurers/Building Cost Information Service Rebuilding Cost Index.  The assessment will not include loss of rent or cost of alternative accommodation for the reinstatement period.

5.2 In the case of a flat or maisonette the figure will be for the flat or maisonette only and it will be necessary for the clients’ legal adviser to establish and advise whether the insurance arrangements relating to the remainder of the block or building are satisfactory.

6.
CHARGES

6.1 The clients will pay the surveyor the fee agreed in writing for the report and valuation and expressly agreed disbursements.

6.2 Before agreeing the fee the clients are expected to give a fair indication of what is to be inspected, including size of the main building; in the event of the inspection being substantially more extensive than described by the clients, the surveyor shall be entitled to an additional reasonable fee.
6.3 A cancellation charge is payable if the survey request is cancelled at less than 48 hours notice prior to date of inspection and the level of this fee will depend upon the amount of work undertaken up to the time of cancellation. The minimum charge is £75.00 exc vat

Y & VALUATION

LEASEHOLD PROPERTIES

Annex to the  Report

PLEASE NOTE: This appendix is an integral part of the Report for all leasehold properties.

Everybody planning to buy a Leasehold property (most flats and maisonettes and a few other properties are Leasehold) is advised to pay particular attention to the terms of the Lease.

Your Legal Advisers, who are responsible for checking the Lease for you, do not normally see the property. The Surveyor may note any specific features which may have legal implications. Any such matters are reported in the Legal Matters section (where you are advised to pass a copy of the Report immediately to your Legal Advisers).

Unless otherwise stated, in arriving at the opinion of the Market Value of the Property the Surveyor assumes that all the terms of the Lease which might have an effect on the value of the Property are standard ones*, and that only a small ground rent is payable. This should not be relied upon, however, without being checked by your Legal Advisers.  Any adverse matters in this respect should be referred back to us as we may need to amend our advice or valuation.

When purchasing a flat or maisonette you are advised to ask your Legal Advisers to supply the answers to the following questions:

a) The other flats: are occupied by owners or tenants?
b) Management: Is there a Management Company and/or Managing Agent correctly set up to deal with the running and maintenance of the block containing the Property?
c) Identify the duty holder in respect of the Control of Asbestos in the Workplace Regulations 2002, confirm that there is a Register of Asbestos in place and an effective management plan in relation to it.
d) Maintenance and replacement fund: does a suitable fund exist, with suitable reserves, to deal with: general cleaning, maintenance and repair of the common parts, and repairs to the main structure, centralised heating installation, lifts, etc.?
e) Ground rent: What is the amount? Maintenance/service charge: what sum was last paid, and what period did it cover; are the accounts satisfactory and up-to-date? Are there any existing or foreseeable management problems or disputes or any known outstanding repairs or programmed works, which would affect the level of the charge payable?
f) Maintenance of Services: is this regular and satisfactory;

Common Services: are there satisfactory current certificates for: (1) the lifts; (2) the fire escapes and fire alarms; (3) the security system(s); (4) any common water/heating system; and (5) other communal facilities?
g) Liability for Repairs: is the liability - as between the Leaseholders, the Freeholder and the Management Company- clearly set out for repairs to the Property and to the common parts and the main structure; is the liability shared equally between Leaseholders; and is there suitable machinery for settling any disputes which may arise in this area?
h) Insurance: is it the Management Company or each individual Leaseholder who is responsible for the building insurance, and is there a block insurance policy?
i) Restrictions: are there any unusual restrictions on the sale of the Property?

Summary of Assumptions

* Full details of these assumptions are available from the Surveyor. The most important are, in brief:

· If there are more than six properties in the building, the Property is managed either directly by the freeholder or by a professional managing agent;

· If there is more than one block in the development, the Lease terms apply (except for the upkeep of common roads, paths, grounds and services) only to the block containing the property.
· There are rights of access and exit over all communal roadways, corridors, stairways etc, and to use communal grounds, parking areas and other facilities;

· Where there is more than one Leaseholder, all the Leases are the same in all important respects;

· The Lease has no particularly troublesome or unusual restrictions;

· There is no current dispute over the Lease or any outstanding claim or lawsuit concerning it;

· The unexpired term of the Lease is 70 years;

· The property is fully insured.
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