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About the inspection and report

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

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

As agreed, this report will contain the following:

» athorough inspection of the property (see 'The inspection' in section M) and
» areport based on the inspection (see 'The report' in section M).

About the report

We aim to give you professional advice to:

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

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

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

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

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

About the inspection

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

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

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

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

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

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

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

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

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

Please refer to your Terms and Conditions report sent on the 4th September 2023 for a full list of
exclusions.
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About the inspection

Surveyor's name

Daniel Hodcroft MRICS

Surveyor’s RICS number

0854569

Company name

Your Home Surveyor

Date of the inspection Report reference number

5th September 2023 [ ]

Related party disclosure

I am not aware that there is any conflict of interest as defined in the RICS Rules of Conduct.

Full address and postcode of the property

Weather conditions when the inspection took place

During the inspection it was fine and dry.

The weather in previous weeks has been varied.

Status of the property when the inspection took place

The property was occupied and furnished. The floors were covered throughout.

Personal items and furniture within the property did restrict my inspection of some areas.
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Overall opinion

This section provides our overall opinion of the property, highlighting areas of concern, and
summarises the condition ratings of different elements of the property. If an element is
made up of a number of different parts (for example, a pitched roof to the main building
and a flat roof to an extension), only the part in the worst condition is shown here. It also
provides a summary of repairs (and cost guidance where agreed) and recommendations
for further investigations.

Important note

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

RICS Home Survey - Level 3 Page 7
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Condition ratings

Overall opinion of property

If there are any points in the report which require clarification or on which you require further advice,
please do not hesitate to contact the writer. Whilst we do not attempt here to reiterate all of the points
contained in the main body of the report, the following synopsis of the more significant matters (in the
opinion of the surveyor) may be of some assistance.

The property is showing signs of wear consistent with its age and type of construction.
No evidence of significant movement was noted to the main structure.

No evidence of any significant timber defects, including dry rot or wood-boring beetle infestation, was
found within the property.

No evidence of damp is noted to the internal wall surfaces.
There are a small number of minor defects, these are not unusual for a property of this type and age,

whilst these are not sufficient to deter a purchaser they will need attention. See comments later in the
report.
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Condition ratings

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

Documents we may suggest you request before you sign contracts

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

Elements that require urgent attention

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

Element no. | Element name

E1 Roof structure

F1 Electricity

Elements that require attention but are not serious or urgent

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

Element no. | Element name
D1 Chimney stacks
D2 Roof coverings
D3 Rainwater pipes and gutters
D4 Main walls
D5 Windows
D6 Outside doors (including patio doors)
D8 Other joinery and finishes
E2 Ceilings
E3 Walls and partitions
E4 Floors
E5 Fireplaces, chimney breasts and flues
E7 Woodwork (for example, staircase joinery)

RICS Home Survey - Level 3 Page 9
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Element no. | Element name
E9 Other
F6 Drainage
G1 Garage
G3 Other

Elements with no current issues
No repair is currently needed. The elements listed here must be maintained in the normal way.

Element no. | Element name
D9 Other
E6 Built-in fittings (built-in kitchen and other fittings, not including appliances)
E8 Bathroom fittings
F2 Gas/oll
F3 Water
F4 Heating
F5 Water heating

Elements not inspected

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

Element no. | Element name
D7 Conservatory and porches
F7 Common services
G2 Permanent outbuildings and other structures

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

RICS Home Survey - Level 3 Page 10



About the property

This section includes:

* About the property
» Energy efficiency
* Location and facilities
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About the property

Type of property

Traditionally constructed and extended end terrace house.

Approximate year the property was built

1961

Approximate year the property was extended

A single storey side extension has been added to the property. The loft has also been converted. Based
on my knowledge of construction, | think this was completed between 1985 - 1990.

Approximate year the property was converted

Information relevant to flats and maisonettes

Construction

The property is traditionally constructed.
The roofs are pitched and covered with clay tiles.
The main external walls are brick faced and are cavity construction.

The floors are mixed suspended timber and solid construction.

Accommodation

:';‘;i,:g Bedrooms Er?ct:\:vz: S(igﬁ::te Kitchen Lrl(:i(l)irtx Conservatory | Other o:lzmzr
Ground 2 1 1 1
First 2 1 1 study
Second 1 1

Means of escape

The opening of the bedroom windows was noted to be insufficient to allow for escape in the event of fire
for all but the smallest occupants. | recommend that all windows to bedrooms should be fire escape

RICS Home Survey - Level 3 Page 12
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windows.

| would recommend that the property is fitted with at least two mains powered and battery back up fire
alarms.

RICS Home Survey - Level 3 Page 13
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Energy efficiency

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

We have checked for any obvious discrepancies between the EPC and the subject property, and the
implications are explained to you.

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

Energy efficiency rating

D64

Issues relating to the energy efficiency rating

| have checked the main accessible elements of the property against the current Energy Performance
Certificate (EPC) and there does not appear to be any significant discrepancies. However, this report is
not an EPC assessment. No investigations have been made beyond the normal scope of a survey, and
you must satisfy yourself about the accuracy of this certificate before legal commitment to purchase.

Mains services
A marked box shows that the relevant mains service is present.

v | Gas « | Electric « | Water Drainage

Central heating

V | Gas Electric Solid fuel Qil None

Other services or energy sources (including feed-in tariffs)

The property is not connected to mains drainage. It drains to a shared septic tank/treatment plant.

No tests have been undertaken or enquires made regarding the function and connectivity of any
broadband, telecommunications, or digital television equipment.

Other energy matters

None.
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Location and facilities

Grounds

The property stands on a large sized plot. There are front, side and rear gardens. A detached garage is
provided. Parking is also available to the shared drive.

Location

The property is located within the grounds of Tabley House Estate with rural a rural aspect. The estate
houses Tabley House, a nursing home and various private residential property.

The proximity of a flight path from Manchester International Airport and the M60 motorway may result in
increased levels of noise pollution.

Photo - 2 rear aspect

Facilities

The property is considered remote from facilities such as schools, shops, etc. The property is however
within reasonable distance to the centre of Knutsford where a comprehensive range of retail and travel
facilities can be found.

Local environment

The property is in an area that has historically been affected by brine extraction activity that could affect
the property and its grounds. See |1 and 12.

The proximity of the proposed HS2 rail link will deter some purchasers.

| am not aware of any other adverse local environmental issues, including flooding risks, however your

legal advisor should investigate this further through local searches and enquiries with reference back to
Your Home Surveyor Ltd if necessary.
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Other local factors

None.

RICS Home Survey - Level 3 Page 16



(Y rRICS

D

Outside the property
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Full detail of elements inspected

Limitations on the inspection

Only a limited view of elements at upper level was available from the ground.

The left hand elevation of the rear outrigger could not be inspected as access was from the adjoining
property.

Climbing plants to the side elevation of the extension restricted a full inspection.
Materials containing asbestos are present in many buildings of this age, often enclosed and unexposed.
The exact nature of the material can only be determined by laboratory testing. There are potential health

risks stemming from the inhalation of asbestos fibres and from working with this material. Further advice is
available from the local authority or the Health & Safety Executive. Specialist advice should be sought

before carrying out any work to these components.

D1 Chimney stacks

There is one brick built chimney stack to the rear roof slope. This appears to be shared with the O
adjoining property.

Isolated eroded brickwork mortar joints and spalling brickwork is evident. Repointing repair and the
renewal of spalled bricks is required to prevent further deterioration.

Lead flashings appear in fair condition and correctly dressed to adjoining surfaces.

Cracks are noted to the edge of the flaunching. Ideally repointing is required to prevent potential
damp ingress.

The clay flue terminals appear in fair condition. There are unused flues, these should normally be
capped and ventilated internally and externally to reduce the risk of damp penetration and
condensation. From a limited ground level inspection it not possible to establish if they have been
properly capped and ventilated externally.

A TV aerial is are attached to the front stack. You may wish to consider removal of the dated TV
aerial.

Condition rating 2

The owner of the neighbouring property may have a number of legal rights over this shared
chimney. You should check with your legal adviser before any work is done. (see section H3).

To repair the chimneys safely and avoid damaging the roof covering, contractors will have to use
appropriate access equipment (for example scaffolding, hydraulic platforms, etc.).

RICS Home Survey - Level 3 Page 18



Photo - 3 chimney stack

D2 Roof Coverings

The roof is a pitched design covered in clay tile.

The coverings are generally even and well formed. Signs of settlement is however noted with
minor settlement of the ridge.

The coverings are weathered consistent with age. Eroded ridge tile mortar is present and
repointing is required to prevent further deterioration. Isolated slipped, cracked and spalled tiles are
present and the refixing of slipped tiles and the renewal of spalled/cracked tiles is required to
prevent further deterioration. The mortar verge detailing is noted missing and cracking in places.
Repair is required.

The covering is original to construction and considered to be reaching the end of its useful life.
Renewal within the medium term is anticipated and on-going repairs will be required until that time.

Two Velux windows have been installed to the front roof slope. A single Velux has been installed to
the extension roof. This work appears to have been completed satisfactorily.

The extension roof is also a pitched design covered in clay tiles. This covering appears weathered
consistent with age. Isolated slipped and spalled tiles are present and the refixing of slipped tiles
and the renewal of spalled tiles is required to prevent further deterioration. Some tiles have been
replaced to the verge area indicating on-going repairs. The mortar verge detail is spalling in places.
Repair is required. Some moss growth to the tile surface should ideally be brushed off to prevent
potential damp ingress.

The lead flashing detail at the junction of the single storey roof and adjoining wall appears
satisfactory.

Condition rating 2
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D3 Rainwater pipes and gutters

During the inspection the weather was dry and | cannot confirm that the rainwater goods are
adequate for periods of heavy or prolonged rainfall.

Rainwater guttering is formed in metal half round sections. The discharge from these gutters is via
metal and plastic downpipes.

The rainwater goods are adequately restrained to adjoining walls.

Gutters are generally level allowing for correct rainwater disposal. Organic matter is present to the
guttering. The clearing of gutters is required to ensure correct rainwater disposal. Missing stop
ends to the rear elevation guttering should be installed to prevent overspilling.

Metal gutters are noted with sections of corrosion and failing decorative cover. Pre and
redecoration repair is required to affected sections. The staining of joints indicates leaks and the
resealing of joints is required.

To the rear elevation, a split to a section of downpipe joint is noted. This defective section should
be replaced to prevent leaks.

Condition rating 2

The rainwater gutters and pipes are shared with neighbouring properties. You should check with
your legal adviser about your rights and obligations (see section H3).

Gutters should be regularly realigned and cleaned of accumulated debris to ensure a free flow of
rainwater. This should be undertaken seasonally before the onset of winter. Gutters and
downpipes carry a significant amount of water during wet weather. Their joints and end stops are
particularly prone to failure as are the outfalls which can be easily blocked by leaves and other
debris. All rainwater fittings should be regularly checked for defects to prevent leakages and
spillages which could lead to damp penetrating internally

RICS Home Survey - Level 3
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Photo - 6 rainwater goods

D4 Main walls

The main walls are brick faced cavity construction. The extension walls are again brick faced cavity
construction.

No signs of significant deflection or bulging is noted to the external walls. The walls appear
structurally sound at this time. The extension is "butt" jointed to the original property. No significant
cracking is present to the mortar joints at this position.

A slight deflection above the rear elevation reception window is noted. New brickwork is installed
here and this is considered the result of lintel replacement above the opening. Although the
support appears satisfactory, with no signs of cracking to masonry, the workmanship is relatively
basic. New brickwork installed above the rear ground floor left hand reception window and rear
entrance door indicates similar work has been completed satisfactorily.

Cavity walls are formed by two skins of brick, block or masonry with a gap between them. The two
skins are held together by wall ties. There are no signs to suggest that the wall ties normally built
into wall cavities have corroded. The need for eventual wall tie replacement must however be
anticipated.

The walls are weathered consistent with age. Brick courses are generally even/level and well
pointed. Spalled brickwork is present in places notably to the side elevation at roof level. Renewal
of spalled bricks is required to prevent further deterioration.

The remains of ivy attachment is noted to sections of the front elevation. No work is required.

The damp proof course to the main external walls is a bitumen type. The extension walls are also
noted with a bitumen damp proof course. The position of the damp proof course has been
compromised, to the front elevation, as it is within 150mm of the ground level due to the build up of
the paths. Ideally the ground level should be reduced although this will involve considerable
expense. See I1.

Damp was tested internally using a hand held Protimeter. no evidence of damp was recorded to
the internal surfaces of external walls.

Condition rating 3
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In view of the age of the building it cannot be readily assumed that window and door openings are
provided with adequate lintels to support masonry above. Consequently, the need to provide these
in the future cannot be ruled out particularly if you envisage renewing door or window frames.
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Photo - 7 junction of extension and adjoining wall

D5 Windows

The windows are of mixed PVCu and timber framed casement style, incorporating double glazing. e

The windows are weathered consistent with age and appear in fair condition. No significant defects
were identified to the plastic units. Debris and dirt should be cleaned from surfaces using a mild
detergent.

Timber units were noted with open joints and failing decorative cover. Pre and redecoration repair
is required to prevent further deterioration. Some rot to lower sections is present to the front
extension window. Splice repair is required but you may wish to consider the renewal of this
window.

Perimeter sealants are in mastic and cement and appear generally satisfactory. It is recommended
that weatherproof seals are maintained between window frames and adjacent walls in order to
minimise the risk of damp penetration internally.

Windows were opened and closed. No significant defects with mechanisms were identified.

There is no misting to any units indicating that seals are currently intact.

The Velux windows to the side extension and main roof slope appear satisfactory.

Condition rating 2

There are missing keys to some window locks. You should ensure all keys are available for locking
mechanisms.

The double glazing installation should have been installed by a FENSA Registered contractor. If no
FENSA Installation Certificate is available, the installation may not comply with the Building
Regulations. Legal advisers to confirm a FENSA Certificate is available. See Section H1
Regulation.

Your conveyancer should also make further enquiries into the availability of any guarantees. See
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H2.

Over time, double glazing seals can deteriorate allowing moisture to form between panes thus
causing misting. The presence of such moisture depends upon certain atmospheric conditions
which can vary from time to time. Therefore this problem cannot always be fully seen during a
single visit.

Photo - 8 window type Photo - 9 failing decoration sand rot to timber

D6 Outside doors (including patio doors)

The front entrance door is a timber double glazed door with a single glazed fan light above. This O
door is locked with Yale and mortise locks. Brass effect letter opening and knocker are also
installed.

The mastic perimeter seal, at the junction of the door frame and adjoining wall, was open to lower
sections. Resealing of the perimeter is required to prevent potential damp ingress.

The door is weathered consistent with age and exposure and failing decorative cover is present to
the frame at ground floor level. Pre and redecoration repair is required.

The kitchen door is a double glazed hardwood panel door.

This door is again weathered consistent with age and exposure. The threshold is noted with failing
seal/decorative cover. Pre and redecoration is required. There is no weatherboard to the base of
the door and ideally this should be installed to prevent damp ingress during adverse weather
conditions.

The rear doors is a PVCu framed double glazed unit.

This door is again weathered consistent with age and exposure. Although no significant defects are
identified and no repairs are required the door has external hinges. These can be easily forced and
present a security risk. You may wish to consider renewal of the door.

All doors were opened and closed. No significant defects with mechanisms were identified.

There is no misting to any units indicating that seals are currently intact.

Condition rating 2
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You should ensure all keys are available for locks.

The double glazing installation should have been installed by a FENSA Registered contractor. If no
FENSA Installation Certificate is available, the installation may not comply with the Building
Regulations. Legal advisers to confirm a FENSA Certificate is available. See Section H1
Regulation.

Your conveyancer should also make further enquiries into the availability of any guarantees. See
H2.

Photo - 10 front door Photo - 11 rear door

D7 Conservatory and porches

There are no conservatories or porches with this property. @

Not inspected

D8 Other joinery and finishes

Timber soffits are noted at eaves level. Roof vents, an extract fan and an overflow are installed
within the boards.

Timbers are noted with open joints and failing decorations. A full programme of pre and
redecoration repair is required to prevent further deterioration and extend the life of this joinery.

A timber arched canopy is installed above the front entrance door. Covered in lead sheet and
flashed in lead to the adjoining wall, the canopy appears in fair condition. Some open joints to
timbers will require filling prior to next redecoration.

Condition rating 2
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Photo - 12 eaves joinery

D9 Other

EXTENSIONS °

The property has been altered with a single storey side extension and loft conversion. Internal
walls, at ground and first floor level, have been removed. Legal advisers to confirm that local
authority approvals were obtained and complied with. The local authority should be consulted if
relevant Approvals and Consents including Completion Certificates are not readily available. There
will be further complications should you proceed without the relevant documentation for works
which have been carried out. See Section H1. If absent expensive upgrade may be required.
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Inside the property
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Inside the property

Limitations on the inspection

The loft conversion restricted a full inspection of the roof structure.

The presence of boarding and storage, to eaves access cupboards, restricted a full inspection of the
remaining roof void. A screwed shut hatch within the second floor ensuite further restricted inspection of
the remaining void.

The presence of personal items, furniture and floor coverings, restricted the inspection.

Defects may exist in these unseen areas.

Our inspection of the internal areas in this property was made without any opening up the building fabric.

We did not lift floorboards and therefore cannot comment on the floor structure.

The precise composition of the ceilings and walls could not be fully ascertained without damage being
caused.

No beams, lintels or other supporting components were exposed for examination.

We also could not assess the internal condition of the chimney flues as these are hidden.

000w

E1 Roof structure

The main and extension roof structures are concealed. | am unable to verify the full extent of e
insulation, ventilation or underlay to the coverings.

Eaves access cupboards, to the main roof, present a very limited inspection of the structure.
Exposed purlins were free of splits and deflection and in sound condition. The purlins within the loft
room itself and study loft room have been boxed in.

There are no eaves access cupboards within the single storey side extension roof.
No evidence of rot or wood boring beetle infestation is noted to exposed timbers, at this time.

An exposed section revealed a brick/render faced party wall. This wall between this property and
the neighbouring dwelling is compromised and noted with missing masonry noted within the rear
eaves access cupboard which will allow fire to pass from one property to another. See 13. You
should organise the repair of the wall and the sealing of any gaps to the underside of the roof
covering now. The owner of the neighbouring property has a number of legal rights over this party
wall. You should check with your legal adviser before you organise any work. See H3.

We are unable to verify the presence of underlay, to the underside of the covering or roof insulation
due to the boarding of the eaves access cupboards.

The ventilation to the main roof is considered adequate with vents to the eaves joinery.
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Condition rating 3

E2 Ceilings

The ceilings are boarded with plaster and painted finishes. O

Minor hairline cracking to surfaces and uneven surfaces can be seen throughout the property. The
filling of cracks is required prior to next redecoration.

Velux windows appear to have been installed correctly. No evidence of damp to their perimeter
was noted.

The sloping ceiling to the first floor study has resulted in a low head height in areas. Care should
be taken as this presents a safety risk.

Condition rating 2

Plaster ceilings occasionally develop minor cracks to surfaces and joints. This is considered the
result of expansion and contraction following changes in temperature and moisture content.
Cracking of this type is considered to be only cosmetic and can usually be made good during the
normal course of redecoration.

E3 Walls and partitions

The internal walls consist of solid masonry and lightweight stud partitions. They are finished with a O
plaster coat and have been decorated throughout.

No signs of significant movement was noted to internal walls.

Some minor cracking to surfaces and hollow/uneven surfaces can be seen to surfaces throughout
the property, notably beneath the second floor window. Minor repair is required prior to the next
redecoration.

Ceramic wall tiling is present to bathroom and kitchen areas. These are modern and appear in
good condition.

Landing walls have a slight glazed decorative finish. This is considered the result of a watered
down emulsion finish.

Damp was tested internally using a hand held Protimeter. No damp was recorded to the surfaces
of internal walls.

An internal wall within the dining room has been removed. A section of wall has also removed to
provide door openings to the first floor study. No signs of distress are noted to adjoining surfaces.
Although the work appears to have been completed satisfactorily we cannot confirm that adequate
support has been provided for the masonry above. You are advised to make further enquiries
through your Conveyancer to verify Statutory approvals are available. See H1. If absent expensive
upgrade may be required.

Low level head height is noted to the opening between the single storey loft room and rear lobby
area. Care should be taken.

RICS Home Survey - Level 3 Page 28



(Y riCS

Condition rating 2

Plaster walls occasionally develop minor cracks. This is usually the result of expansion and
contraction following changes in temperature and moisture content. Cracking of this type is
considered to be only cosmetic and can usually be made good during the normal course of
redecoration.

E4 Floors

Our comments on the construction and condition of the floors in this property are based on a O
limited view due to the difficulty of lifting fitted floor coverings.

The floors are a mixture of suspended timber construction, to the first floor, and solid construction
to the ground floor. The floors are covered throughout. Finishes, including carpet, laminate and
boarding, are considered worn consistent with normal occupation throughout.

The floor to the second floor ensuite is slightly deflected. No evidence of movement is noted and it
is considered the result of poor workmanship during loft conversion. No structural repair is
required. The floor to the first floor landing are is also slightly deflected. No evidence of movement
is noted and it is considered historic in nature, non progressive and not significant. No structural
repair is required. The other floors are generally level and even.

The reception floor is also noted with minor unevenness of the boarded surface adjoining the
fireplace hearth. This is considered the result of poor workmanship during installation of the floor
covering and not significant. You may wish to consider levelling with a new floor covering for
aesthetic purposes.

No evidence of wood boring beetle infestation is noted to exposed edges.

Creaking/loose boards are noted in some areas. The re-fixing of loose boards is required.
Improved support may be required.

Ceramic tiling to the bathroom is installed on suspended timber. Two cracked tiles are noted and
we cannot guarantee against further cracking in the future. Installing rigid tiles on a flexible floor will
inevitably lead to problems. The renewal of cracked tiling is required although this may now prove
difficult to match.

Condition rating 2

The floor coverings may hide defects to the original structure and repairs may be required if the
covering is removed.

It is not possible to confirm whether the solid floor incorporates a damp-proof membrane. Given
that no damp was present to internal wall surfaces it is considered likely a physical damp-proof
membrane is present.

E5 Fireplaces, chimney breasts and flues

There is a chimney breast to the main reception that appears to travel through the bedroom above. O

Where visible chimney breast masonry appears in fair condition. Damp was tested internally using
a hand held Protimeter. No evidence of damp was recorded to chimney breasts within the property.
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The reception fireplace, with brick surround and stone hearth, is in fair condition. This houses a
wood burner. See F4.

Other redundant flues are not ventilated and should be rectified in order to prevent condensation
and associated defects.

Condition rating 2

Photo - 13 fire surround

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

Office style fittings are noted within the first floor study. These appear satisfactory. 0
Bedroom fittings are modern and serviceable. No significant defects are identified.

The kitchen and utility fittings comprise a modern range of wall and base units. A laminated
worktop is installed.

The units and worktop appear serviceable and are worn consistent with use. Doors are drawers
operated satisfactorily and no evidence of any damp staining was present to shelving.

Appliances have not been tested.

Condition Rating 1
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Photo - 14 kitchen fittings Photo - 15 bedroom fittings

E7 Woodwork (for example, staircase joinery)

Internal joinery comprises doors, frames, architraves, skirting, window boards and stair. Joinery
appears serviceable but is suffering from wear and tear from normal use and occupation.

Decorative cover throughout the property is noted with various marks and scuffs, again consistent
with normal occupation. Decorative finishes are a personal issue and a full programme of pre and
redecoration repairs, to all previously decorated surfaces, is recommended.

Both staircases appear in fair condition with no significant defects. Treads and risers are generally
even and firm underfoot. The balustrade to the second floor landing is firmly fixed and is
satisfactory.

An access hatch beneath the staircase, on the ground floor, was opened. This revealed the
underside of the stair. No significant defects were identified.

Doors are modern panel types. Some doors require adjustment to ensure correct operation,
notably those to the first floor shower room and ground floor hallway. Some handles and locking
mechanisms require adjustment to ensure correct operation.

Condition rating 2

Photo - 16 second floor staircase
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E8 Bathroom fittings

Sanitary fittings to the shower room and ensuite shower room are modern and serviceable. Fittings 0
to the ensuite include plastic shower tray and ceramic basin/WC. The bathroom fittings include

plastic shower tray and ceramic WC/wash hand basin. Laminate vanity units are installed. Fittings

are worn consistent with normal use and generally satisfactory.

There is no bath to the property and you should ensure the provision of showers meets with your
bathing requirements.

Alterations to the drainage have been made with the installation of a ground floor WC and utility
area. Although this work appears to have been completed satisfactorily further enquiries are
required through your conveyancer to ensure statutory approvals were gained for this work. See
H1.

Other alterations to the drainage including the installation of the ensuite is assumed to have been
included within Building Regulation approval for the larger conversion project. See H1.

The sealants to the fittings appear in fair condition.

The mixer tap plug mechanism, to the first floor shower room, is defective. Renewal is required.
The extract fans to the ensuite and ground floor WC operate satisfactorily.

Flushing mechanisms operated satisfactorily.

Condition rating 2

Flexible sealants around the fitting should be regularly checked and maintained as even slight
damage may allow water penetration to enclosed areas beneath, which may cause rot and decay.

Photo - 17 ensuite Photo - 18 main shower room
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Photo - 19 ground floor WC

E9 Other

Loft conversions

The main and single storey extension lofts have been converted into additional accommodation
including a study, bedroom and additional shower room. See D9 and H1.

Head height to the stair accessing the second floor. is satisfactory. Low level head height is noted
accessing the first floor loft room.

The vast majority of the structures were hidden from view, and whilst there are no signs of serious
inadequacies internally or externally we are unable verify the structure complied with the relevant
regulations at the date of conversion.

On inspection the stability of the stair, floor, walls, roof and drainage appear satisfactory. The
ceilings and walls to the first floor beneath also showed no signs of inadequacies. There are no
signs of damp penetration noted to the ceilings, indicating the roofs are weather-tight at this time.

Wall and ceiling surfacing is in plasterboard with a plaster coat. These surfaces appear in fair
condition.

The escape route from the loft conversions is the main hallway/landing and staircase of the
property. Therefore, this route needs to be protected as much as possible and offer at least 30
minutes of fire resistance, giving you time to escape or be rescued by the emergency services.
Although fire doors are installed, with perco door closers, there are no smoke/intumescent seals
and upgrade of the door-set is recommended.

There is a battery operated smoke alarm to the landing. | recommend that the property is fitted with
at least two mains powered and battery back up fire alarms. These will require regular servicing.

Your legal advisors must confirm that all necessary statutory consents were obtained at the time of
conversion with reference back to Your Home Surveyor Ltd, if necessary. Please see section H1.

Condition rating 2

Condensation may be encountered during the course of normal occupation. If not managed
correctly condensation can lead to mould growth which can have adverse health effects.
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Maintaining a reasonable balance between heating, ventilation and insulation should prevent
excessive condensation. This may require a review of the lifestyle occupation of the building.

Photo - 20 loft room Photo - 21 eaves access cupboard

Photo - 22 first floor loft room
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Services

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

Limitations on the inspection

As far as the service installations (gas, electricity, hot and cold water, space heating and drainage) are
concerned, our inspection was a limited superficial one and in the absence of specific tests we cannot give
warranty as to their condition, design or efficiency. Wiring for the most part is concealed within the walls /
sheathing and cannot be inspected. Underground pipes from rainwater downpipes, gullies and soil pipes
were not traced or tested.

There is a possibility that defects may exist in these areas. Therefore, where Condition Ratings have been

allocated these may well have been based on a limited inspection.

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

F1 Electricity

Mains electricity is connected. The supply enters the property via overhead cables to the pole in o
the side garden then directed underground to the external meter box. The consumer is located
within the kitchen.

Care should be taken with the overhead supply and pole. Warning signs are installed to remind
occupants of the danger. The supporting pole cable is sleeved in yellow plastic as this can also
present a safety risk. Care should be taken at all times.

The consumer, visible light fittings and sockets appear in fair condition. The consumer is however
a dated plastic type and upgrade is required. See |1 and 13. The system has been extended/altered
into the extension, loft conversion, garage and garden, indicating partial rewiring in the past. This
work should have had building regulations approval. Please see section H1.

External lighting cabling, to a tree adjoining the front path, is not run in armour cable and presents
a safety risk. Upgrade of this external cable is recommended.

| am unaware of any safety certificate and further enquiries should be made. If no current test
certificate is available for the installation you are advised to arrange for a further inspection. When
considering the advice of the IEE the system should be checked every five years or on change of
ownership. | would strongly recommend that this is done as my inspection is of a very limited visual
nature only. You should ask an approved electrical engineer to inspect and test the whole electrical
installation and provide you with an Electrical Installation Condition Report, before exchange of
contracts. Electrical Safety First (www.electricalsafetyfirst.org.uk) recommends that you use an
electrician registered with one of the government approved schemes. They state on their website
that over a third of home buyers discover electrical problems that they were not aware of before
purchase, something that could easily be avoided by getting a registered electrician to inspect the
electrics and issue an Electrical Installation Condition Report.

Condition rating 2
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Since January 1st 2005 most electrical alterations and additions require approval under Building
Regulations.

Photo - 23 overhead cable pole

F2 Gasl/oil

Safety warning: All gas and oil appliances and equipment should be regularly inspected, tested, maintained and serviced by a
registered ‘competent person’ in line with the manufacturer’s instructions. This is important to make sure that the equipment is working
correctly, to limit the risk of fire and carbon monoxide poisoning, and to prevent carbon dioxide and other greenhouse gases from
leaking into the air. For more advice, contact the Gas Safe Register for gas installations, and OF TEC for oil installations.

The mains gas supply is connected. The meter is located within the kitchen. o
Exposed pipework appears satisfactory. There is no smell of gas within the property.

The gas fired Aga range was not operating at the time of inspection. A guarded flue was positioned
to the adjoining external wall.

| am not aware of a test certificate relating to the gas appliances and fittings. Legal advisers should
make further enquiries. If one does not exist, the Gas Safe register website
(www.gassaferegister.co.uk) recommends a Gas Safety record for all the gas appliances in the
property, and if none is forthcoming (or it is older than 12 months) then you should contact a Gas
Safe registered engineer to carry out a full Gas Safety Check. This should include all gas
appliances, gas pipework and the gas meter.

Condition rating 1.

F3 Water

A mains water supply is connected. An external stop tap is noted to the front garden. An internal c
stop tap was not found. You are advised to make further enquiries into the location of an internal
stop tap for for any maintenance and emergencies.

The rising main could not be seen. Lead water pipes were commonly used to supply water to
dwellings before the 1970's however there are now safety concerns relating to the way lead can
build up in the body. It is recommended that human exposure to lead is kept to a minimum. Given
the age of the property it would be prudent to request a plumber to expose and identify the rising
main, if it is found to be in lead the remaining lead pipework supplying the property should be
replaced for health reasons. This will need to be undertaken with the cooperation of United Utilities.
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The internal pipework, where visible, comprises copper and plastic sections. No signs of current
leaks is noted to exposed pipework and no repair is currently needed.

Adequate pressure is noted to ground, first and second floor taps.

An external water tap requires insulating to prevent potential frost damage.

Condition rating 2

F4 Heating

Central heating is provided by a wall mounted "Logic" boiler located within the utility. Although hot 0
water was provided the boiler was not operating for heat, at the time of inspection, and we cannot
comment on how well it operates and heats the property.

The boiler is adequately flued to the adjoining elevation.

The boiler serves a system of radiators throughout the property. No evidence of leaks were noted
to them. The radiator to the kitchen is served by plastic pipework. This pipe is loose fitting, due to
poor workmanship, and improvement is required to prevent potential damage.

The boiler is considered to be reaching the end of its useful life and future use will depend on how
well it has been serviced and maintained in the past. Renewal in a modern, more efficient
condensing boiler is anticipated within the medium term.

The boiler should have either Building Regulation approval or should have been installed by a
registered installer with the relevant competencies who should have issued a completion
certificate. Your legal adviser should check this. See H1.

Additional heating is provided with the wood burner. This should have been fitted by a HETAS
registered contractor or with building regulations consent. See H1. You should ensure that
documentation is available, otherwise the installation may be unsafe, and insurers could decline
cover. If the correct paperwork is not available | recommend that you obtain further advice from a
suitably qualified contractor. The installation should be regularly serviced.

Condition rating 1

Evidence of recent, regular and satisfactory servicing should be obtained. See H2. If it is not
possible to obtain such evidence, the system must be tested and serviced by a Gas Safe
registered contractor prior to your legal commitment to purchase. | have no evidence of its service
history.
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F5 Water heating

Hot water is provided by the boiler and stored within a hot water cylinder located within the first
floor bathroom. Please see section F4.

The cylinder is adequately lagged and no evidence of any leaks is noted to its base or associated
services.

Condition rating 1

Photo - 25 hot water cylinder

F6 Drainage

The property is connected to a private sewerage treatment installation that is located within a field
away from the property. This system is reportedly shared with the adjoining property and all
property on the estate. A visual inspection revealed the installation could not be accessed due to
warning notices. No repair is currently needed.

Two inspection chamber covers to the grounds were noted. The covers were lifted and no signs of
significant blockage were identified.
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The soil pipe is noted in fair condition. Waste water pipes are in plastic. Failing decorative cover
requires attention. All pipework is adequately restrained to the adjoining walls.

Perimeter sealants at the junction of the pipes and adjoining walls is satisfactory.
Gullies appear in fair condition and clear of blockages.
Condition rating 2

Your legal advisor should make enquires to confirm your rights and responsibilities relative to the
drainage system and ensure that the arrangements are satisfactory.

In any building of this age, it is possible that drainage defects will have developed below ground. It
should be appreciated that we have only been able to undertake a very limited inspection of above
ground drainage, this cannot confirm that other hidden areas are free from defect. This can only be
established by a detailed drains test, involving CCTV inspection of below ground drainage. Given
the age of the drains / proximity of trees it would be prudent to consider this.

The drain from this property passes through the land belonging to the neighbour and a legal
agreement should cover this. You should ask your legal adviser to check this. See H3.

Photo - 26 inspection chamber cover

F7 Common services

There are no common services to the property. @

Not inspected.
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Grounds
(including shared areas for flats)
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Grounds (including shared areas for flats)

Limitations on the inspection

The presence of established planting prevented a full inspected of the boundaries.
The garage was full of stored goods restricting a full inspection.

Hidden defects may become apparent.

000w

G1 Garage

The detached garage is a timber frame construction with timber weatherboarded walls beneath a O
pitched mineral felt covered roof.

The garage is weathered consistent with age, serviceable and for for purpose. The roof decking is
damp and rot affected in places. Ideally the boarding/covering should be replaced.

The solid floor appears satisfactory with no significant cracking.

The metal door was not operated as no key was provided.

Condition rating 2

G2 Permanent outbuildings and other structures

There are no outbuildings associated with this property. @

Not inspected.

G3 Other

The property sits on a large sized plot with front, side and rear gardens. O

No evidence of Japanese knotweed was noted within the grounds. Bamboo was noted and this
should be kept under control.

The front path is laid in stone slabs, with concrete sett edge details. The surfacing appears in fair
condition.

Stone slab patio surfacing is noted with open joints. Some repointing is required.

Timber panel fencing, set within timber posts are loose and deflected in places. Rot affected
panels and posts are evident. Simple wire fencing, with a timber frame, is also installed. This is
damaged/rot affected to much of its length. A general programme of overhaul and renewal is
required with regards the boundaries.

A small pond to the rear garden presents a safety risk, especially with young children. See I3. Care
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should be taken.

There are many mature trees to the grounds. Although outside of influencing distance of the
property you are advised to undertaken regular maintenance on the trees to limit height and spread
and ensure future health. An Acer tree adjoining the rear elevation is within potential influencing
distance. See I1. Although no associated damage is noted to the property you are advised to
undertaken regular maintenance on the tree to limit its height and spread.

The shared drive, through the estate and to the rear of the terraces, is covered in asphalt. This
surface appears weathered consistent with age and trafficking. Some worn patches and failed
edge details will require repair in the medium term.

Condition rating 2

Photo - 27 failed wire fencing
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Issues for your legal advisers

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

H1 Regulation

Legal advisers should check that local authority approval has been obtained for the following:
D5: Windows - Double glazing installations

D6: Outside doors - Double glazing installations

D9: Other - Extension/conversion and internal alteration work

E3: Walls and partitions - Removal of internal walls.

E8: Bathroom fittings - Installation of ground floor WC, utility and ensuite.

F1: Electricity - Alterations to the electrical system.

F4: Heating - Boiler installation.

F4: Heating - Wood burner installation

H2 Guarantees

D5: Windows - Double glazing installations
D6: Outside doors - double glazing installations

F4: Heating - Boiler installation.

H3 Other matters

Your legal advisers should advise on your rights and obligations in relation to:
You should ask your legal advisers to confirm the properties tenure and explain the implications.

There is shared access/rights of way affecting the property. Your legal advisor should check the legal
arrangements are adequate.

Access to the property is through a private road that is not maintained by the local council. This is in
satisfactory. Your legal adviser should confirm this and advise you about the implications. The
responsibility for private roads is usually shared between the people that use it.

| noticed that the property may be occupied by a tenant. You should ask your legal adviser to confirm that
the property will be sold with full vacant possession and explain the implications of this.

Your legal advisor should make enquires to confirm your rights and responsibilities relative to the shared
drainage system and ensure that the arrangements are satisfactory.

Tabley has been the subject of Brine Extraction in the past and enquiries should be made with all the
relevant authorities in this respect. This report assumes the property is unaffected by past and current
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brine extraction activities.

Confirm the location of the proposed HS2.

The ownership and obligations for the maintenance of the properties boundaries.
The extent and position of the properties boundaries.

If the property is near to or over a landfill site.

There are party walls. Before you carry out any repairs or alterations, you may have to get their agreement
to the work. You should ask your legal adviser to confirm this and explain the implications.
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Risks

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

I1 Risks to the building

Local Environment - historic brine extraction area
D4: Main walls - compromised damp proof course
F1: Electricity - dated consumer

G3: Other - proximity of tree

12 Risks to the grounds

Local Environment - historic brine extraction area

I3 Risks to people

E1: roof structure - compromised party wall
G3: Other - pond to garden

F1: Electricity - dated consumer

14 Other risks or hazards

None
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Energy matters

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

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

J1 Insulation

The original main walls are cavity construction. Due to their age they are likely uninsulated.

The extension walls are cavity construction. Due to their age they are likely insulated. We are unable to
verify if the original solid floor is insulated. Solid floors to the extension are likely insulated.

The windows/doors are double glazed.
We are unable to verify the presence of roof insulation.

Recommended standards of thermal insulation for domestic properties are subject to frequent revision as
Government seeks to reduce carbon emissions as part of their Climate Change targets. As a result, only
the most modern houses will fully comply with current Regulations. These Regulations are not
retrospectively enforceable and given the difficult of retro-installing additional insulation in some areas, it is
often not a practical option. You may however wish to undertake the improvements suggested in the
Energy Performance

Certificate (EPC).

J2 Heating

The property is heated by a gas fired boiler. Automatic heating controls and other devices such as
thermostatic control valves on radiators and room thermostats can help improve the efficiency of the
heating system/appliances. You should plan to improve the controls in the future.

J3 Lighting

The provision of natural lighting is satisfactory for the property.

Artificial lighting is provided by pendant and ceiling lights.

To reduce energy consumption | would recommend that low energy lighting is fitted throughout.

J4 Ventilation

Good ventilation is important for the well-being of occupiers and will also reduce the risk of damp and
condensation which could affect the building structure.

There are no trickle vents installed to the PVCu windows. Trickle vents are installed to timber units.

Mechanical extract fans operated satisfactorily.

Ventilation to the roof space appears adequate.
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J5 General

The thermal performance of the property is detailed within the Energy Performance Certificate (ECP) for
the property. If you do not have a copy one can be downloaded at www.epcregister.com where you can
search for the property by postcode. The EPC will show you the property's current thermal efficiency, its
potential thermal efficiency following the recommendations contained within the document and also
benchmark it against the average dwelling in England and Wales. The EPC is based on standard

assumptions on occupancy and energy use, and does not reflect how energy is consumed by individual
occupiers.
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Surveyor’s RICS number

() rICS

Qualifications

0854569

MRICS

Company

Your Home Surveyor

Address

Phone number

Email

Website

Property address

Client's name

Date the report was produced

28th September 2023

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

Signature

£
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What to do now
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Further investigations and getting quotes

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

Getting quotations

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

You should also:

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

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

Further investigations and what they involve

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

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

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

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

Who you should use for further investigations

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

The service

The RICS Home Survey — Level 3 service includes:

» athorough inspection of the property (see 'The inspection' below) and
+ a detailed report based on the inspection (see 'The report' below).

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

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

» provide detailed advice on condition

+ describe the identifiable risk of potential or hidden defects

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

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

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

The inspection

The surveyor carefully and thoroughly inspects the inside and outside of the main building and all permanent
outbuildings, recording the construction and defects that are evident. This inspection is intended to cover as

much of the property as is physically accessible. Where this is not possible, an explanation is provided in the
‘Limitations on the inspection’ box in the relevant section of the report.

The surveyor does not force or open up the fabric of the building without occupier/owner consent, or if there
is a risk of causing personal injury or damage. This includes taking up fitted carpets and fitted floor coverings
or floorboards; moving heavy furniture; removing the contents of cupboards, roof spaces, etc.; removing
secured panels and/or hatches; or undoing electrical fittings.

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

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

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

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

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

Outside the property

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

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

Flats

When inspecting flats, the surveyor assesses the general condition of the outside surfaces of the building, as
well as its access and communal areas (for example, shared hallways and staircases that lead directly to the
subject flat) and roof spaces, but only if they are accessible from within or owned by the subject flat or
communal areas. The surveyor also inspects (within the identifiable boundary of the subject flat) drains, lifts,
fire alarms and security systems, although the surveyor does not carry out any specialist tests other than
their normal operation in everyday use.

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

Dangerous materials, contamination and environmental issues

The surveyor makes enquiries about contamination or other environmental dangers. If the surveyor suspects
a problem, they recommend a further investigation.

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

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

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

Condition ratings

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

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

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

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

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

* NI - Elements not inspected.

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

Energy

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

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

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

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

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

Risks

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

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

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

» schedules of works

* supervision of works

* re-inspection

+ detailed specific issue reports

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

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

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

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

4 Terms of payment — You agree to pay the surveyor’s fee and any other charges agreed in writing.

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

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

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

This report is for use in the UK.
Complaints handling procedure

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

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

o You should know...

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

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

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

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

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