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Overall Opinion�
A: INTRODUCTION


Please note that this Report is solely for your use and your professional advisers’, and no liability to anyone else is accepted.  Should you not act upon specific, reasonable advice contained in the report no responsibility is accepted for the consequences (Standard Terms of Engagement, Clause 6)





Objective


The principal objective of the Report and Valuation is to assist you to:


make a reasoned and informed judgement on whether or not to proceed with the purchase


assess whether or not the Property is a reasonable purchase at the agreed price


be clear what decisions and actions should be taken before contracts are exchanged





Content


The general condition and particular features of the Property are covered, but the Report focuses on the matters which the Surveyor judges to be urgent or significant.





Urgent matters are defects judged to be an actual or developing threat either to the fabric of the building or to personal safety; it will be advisable to have these put right as soon as possible after purchase (in some cases even before).  Significant matters are those which, typically, in negotiations over price would be reflected in the amount finally agreed. 





Action


If - after reading and considering all the information and advice in the Report - you decide to proceed with the purchase, then there are probably some things on which you should take action at once.  Each such item is highlighted in the Report with the word ACTION and is also listed in Section F: Summary together with advice on what to do next.


  �
�
�
OVERALL OPINION


Below are the Surveyor’s conclusions, in brief, on whether or not this Property is a reasonable purchase at the agreed price, and on particular features which affects its present value and may affect its future resale.  





It is hoped that this overall view will help you to keep in perspective the detailed facts and advice which follow.  You are asked to bear in mind particularly that it can be misleading to treat individual matters in isolation.  So that you may use this Report to best advantage in reaching your decision on whether or not to proceed with the purchaser of this Property, you are most strongly advised to read and consider its contents as a whole. 





This property is considered to be a reasonable proposition for purchase at the agreed price, which you have advised us is £350,000 (Three Hundred and Fifty Thousand Pounds).  However, this opinion is given on the presumption that you are prepared to accept the cost and inconvenience of dealing with the various repair/improvement works reported.  The future cost should be clarified where indicated - if future expenditure is likely to be considerable, the agreed purchase price should be re-negotiated accordingly. 





Provided that the necessary works are carried out to a satisfactory standard, we can see no reason why there should be any special difficulty on resale, assuming normal market conditions.


�
�
Please read these notes�
B: THE PROPERTY AND LOCATION


This section covers the important general background information on the Property and its location, including amenities and features of the vicinity as well as any environmental and other wider considerations.  It also includes the state of occupation and the weather at the time of the Inspection.





Please note that, throughout the Report, the principal features                    B1


and parts of a property are given in the left-hand margin this:                      THE PROPERTY


- often followed by a list of supplementary item, such as:                            * Type and Age�
�
B1


THE PROPERTY�
�
�
Type & age�
The property forms a substantial double fronted three storey terraced house with two storey leg to the rear incorporating further accommodation.  the age is unknown, but we estimate the property dates back some 150/200 years.


�
�
Construction�
External walls are of solid masonry, likely to be a mix of stone, cobble, brick and rubble, all with rendered finishes.  The roof is of conventional pitched shape including a traditional slate finish, with the exception of a limited section to the rear leg which is concrete tiled.  Floors are a mixture of solid concrete and suspended timber, windows and doors are timber framed.


�
�
Accommodation�
Ground Floor:  Entrance vestibule, hall, through lounge, dining room, sitting room, kitchen, breakfast room, rear lobby, cloaks


First Floor:  Landing, bedroom one (front right), bedroom two (front left), bedroom three (rear right), bedroom four (rear), bathroom no. 1 (to the front part of the house), bathroom no. 2 (to the rear wing).


Second Floor:  Landing, bedroom five (right), bedroom six (left)


�
�
Garage & Grounds�
There is neither garage nor space - car parking is limited to on street only.  The property stands flush to the pavement and therefore does not include a front garden area - to the rear there are gardens of an appropriate size for a property of this type and in this location.


�
�
B2


THE LOCATION�
The property is situated close to the centre of this popular and sought-after coastal village, served on a local level by shops, a post office and other day to day amenities.  For more comprehensive amenities, Whitehaven, some 3 miles away, offers a range of national and regional retailers, a railway station, schooling etc.  Within the immediate vicinity there are properties to varying styles, but generally of a traditional nature, all combining to form an attractive street scene.


�
�
B3


CIRCUMSTANCES OF THE INSPECTION�
At the time of the inspection the weather was dry - no recent rain.





The house was occupied and fully furnished - the majority of cupboards and the under eaves areas off the second floor accommodation were packed full of personal effects and inspection in these areas was therefore severely restricted.  All floors were fully covered.





External references to the property (e.g. left, right, front and rear) are given as if standing on the public road facing the property - internal references will relate to a named feature within the room.


�
�
Please read these notes�
C: THE BUILDING


Movement, timber defects and dampness are, in their various forms, the three greatest potential threats to the structure of a building.  Where evidence is found of any of these conditions, advice is given on what action should be taken.  (Where a problem is judged to be serious, it might prove necessary for a separate, detailed examination to be undertaken - perhaps by specialists.  For example, the foundations might have to be laid open to analyse the cause of some structural movement, or the full extent of timber rot might require further investigation)


�
�
C1


MOVEMENT�
As one might expect in a property of this age, there is some undulation to the alignment of external and internal walls.  However, this does appear to be of considerable age and therefore historic in the context of structural stability of the property.  We saw no on-going evidence of past or current structural problems caused by movement.


�
�
C2


TIMBER DEFECTS�
Much of the timber work within the property is concealed from view, especially as the roof space forms part of the living accommodation and floor surfaces were covered.  However, significant wood worm infestation was noted to the purlins and roof spars visible from the under eaves access points off the top floor bedrooms and also to the flooring of bedroom one.  It is fair to assume in a property of this age that infestation also exists elsewhere to timbers concealed from view.  If treatment has not already been carried out and is not covered by an insurance backed guarantee, further investigation is required - see ACTION point below.


�
�
C3


DAMPNESS�
�
�
Damp Proof Course





�
Any evidence of a damp proof course is concealed from view by external render and internal plaster and skirting board finishes.�
�
Rising and Penetrating Damp


�
Tests with a damp meter were carried out to ground floor walls, with the exception of behind fixtures, fittings, ceramic tiling and wall boarding.  Isolated readings above an acceptable level were found to the front elevation, to the external wall of the sitting room, around the chimney breast areas to the lounge, dining room, sitting room and kitchen, and around the doorway between kitchen and breakfast room.





The rear wing of the property is built into the banking, with the result that much of the breakfast room is below the higher garden level beyond, which in itself virtually lines through with the flooring level to the bedroom above.  The rear wall and parts of the side walls of the breakfast room are therefore very vulnerable to penetrating damp, unless the room has been “tanked”.  This is a system whereby the damp proof membrane to the floor is linked continuously into a vertical membrane running up the wall behind the plaster finishes - whilst it does not prevent damp penetration into the external walls, if carried out properly it does prevent it coming through to the internal plaster and decorative finishes.  Tests were carried out to the rear wall of the breakfast room with a meter - no significant readings were obtained.  However, readings were obtained to the rear wall and adjoining returns of the bedroom above, which may be a mixture of both rising and penetrating damp.





We were advised by the present owner that both damp proofing and wood worm treatment were carried out by specialist contractors and that all work is covered by insurance backed guarantees.





ACTION:  You are advised to ask your legal advisers to check the documentation relating to the original Survey Reports to establish that appropriate work was carried out throughout the whole property and that valid and transferable guarantees exist.  Any remedial treatment to address the above should be carried out under the terms of the guarantee.  If appropriate documentation is not available, you are advised to ask a specialist damp proofing/timber treatment contractor to examine walls and timbers throughout the property and to quote for appropriate treatment. 


�
�
Condensation�
No significant condensation was noted.  Effective and appropriately sized extractor fans should be provided to both  bathrooms, the cloak room and kitchen.  


�
�
C4


INSULATION�
As the roof space forms part of the top floor accommodation, it is doubtful whether appropriate insulation exists.  This may be an inherent shortcoming of the property, although there are methods of introducing insulation between the underside of the top floor rooms and the external slate finishes, a matter which in the interests of fuel economy and comfort you may decide to investigate further.





Insulation qualities within the main accommodation are fairly limited, as the windows are single glazed and in places, a poor fit due to age.  Insulation in a property of this age always tends to fall short of modern day requirements and is something which can usually be improved upon, but has to be accepted as part and parcel of purchasing a property of this nature.


  �
�
Please read these notes�
C: THE BUILDING (continued)


The roofs, chimneys and other external surfaces of the building are examined from ground level, where necessary from adjoining public property and with the help of binoculars.  The roof structure is examined from inside the roof space where accessible (insulation material, stored goods and other contents are not moved or lifted).  The efficiency of rainwater fittings (gutters and downpipes) can only be assessed properly during the Inspection if there is heavy rain.�
�
C5


THE EXTERIOR�
�
�
Roof Structure & Covering�
The roof over the three storey part of the property is of conventional pitched shape with a ridge running between the party walls with the neighbouring properties.  Bearing in mind the age of the house, the roof slopes are reasonably well aligned but to the front there are one or two un-even areas close to the junction with the neighbouring property and also evidence of lead clips which indicate that slates have slipped in the past and have had to be replaced.





To the rear roof slopes, a number of slates, both near to the ridge and also to the verge, have either slipped or are mis-aligned, all of which points further to an element of slate slippage to the roof slopes in general.  There are numerous lead flashings to various junctions around chimneys etc. - some of these are of more recent origin.





The roof over the lower wing is again of conventional shape, with tiled and slate finishes to right and left hand sides respectively.  These roof slopes are generally well aligned and the slate/tiles intact.





In our opinion, the slate finishes to the roof slopes over the three storey part of the property are approaching the end of their useful life expectancy.  A number of slates have had to be replaced and further replacement is currently required.  At a minimum, the roof slopes do require overhauling, with slates to be replaced etc., but within the future re-slating will be required.





ACTION:  You are advised to ask a specialist roofing contractor to inspect all roof slopes, to advise whether a general overhaul is appropriate or whether re-slating is now overdue.  Costs for both options to be fully clarified.  The inspection should also include the chimneys, flashings and lead formed gutter to the front elevation as referred to later in the report.


  �
�
Chimneys�
There are two substantial chimney stacks at ridge level, one to the right hand side, the other to the centre.  Both are of masonry construction with render finishes and, as far as could be seen from ground level, in serviceable condition.  It would be prudent to ask the roofing contractor referred to above to inspect the chimneys and flashings to check that all is in good order.





There is a substantial chimney section to the rear wing serving the AGA - once again, this is of solid masonry with rendered finishes - serviceable condition.


  �
�
Rainwater Fittings�
The guttering to the front elevation is not of conventional design, but is incorporated within the leading edge of the roof slope.  It is likely to be formed by a lead lined channel, supported by timber verge detailing - it leads into a cast iron down pipe which, judging from the rust and staining around the joints, is not entirely water tight. There was evidence of substantial damp staining to the underside of the verge and the return timber, which supports the lead gutter, has had to be reinforced with additional battens. It is essential that the roof slope discharges water effectively into the gutter and that this is taken away from the property by watertight downpipes. Much of the timber detailing visible to the underside of the guttering is rotten and in poor condition - the condition of the materials above the timber verge detailing could not be seen.  We therefore recommend that the roofing contractor is asked to advise upon the condition and effectiveness of the front gutter detailing, including the condition of the joinery, and to quote for any remedial work necessary. 





Gutterings to the rear part of the property are of extruded alloy, all generally in satisfactory condition.  However, it was noted that the soil pipe visible from the rear yard is leaking, resulting in foliage growth from the joints, and that one of the brackets to the cast iron down pipe is cracked and should be replaced.





ACTION:  You are advised to ask the roofing contractor to check over the effectiveness and condition of the front guttering and quote for any remedial/replacement work necessary together with remedial work to the downpipes front and rear.


     �
�
Main Walls�
These are constructed of solid masonry, of varying thickness, but approximately 400 - 500mm, presumably a mixture of stone, cobble, brick and rubble.  All elevations are rendered.  As previously mentioned, there is slight undulation to the wall alignment, but no more than one might expect in a property of this age and in general terms the main walls were found to be in satisfactory condition.  


�
�
External Joinery�
All window frames, external doors and frames are of painted timber.  Apart from one or two elements to the more recently converted breakfast room, lobby and cloaks area, they are of considerable age.  They are generally of the sliding sash type, although one or two are hinged but, collectively, they do add to the traditional design and character of the property.  However, in terms of practicality, they do fall short of modern day standards.  A significant number of windows are wedged shut and inoperative, others only open with considerable difficulty (and care) and there is evidence of soft timber to the base of the french doors and frame of bedroom four and to the external door and frame to the lounge, although both of these are in fact likely to be of more recent origin.  Slight softening to the sill and bottom rail was noted to the sliding sash to bedroom two.





In general terms, with careful maintenance and on-going minor repair, together with more specific repair to the door and frame joinery to bedroom four and the lounge, and to the window of bedroom two, reasonable life expectancy can be expected.  However, if maintenance is not kept to a reasonable level, rapid deterioration will set in leading to a need for a programme of replacement.





If you intend to retain the existing windows - and with care and attention they can remain serviceable - we recommend that the opening sections are eased, sash cords replaced where necessary, and remedial work carried out to the existing soft areas of timber.  If, however, you intend to replace the windows, whether now or at some future date, we recommend that costs are clarified prior to exchange of contracts so that you are aware of future liability.


   �
�
External Decoration�
A little mixed, but generally in reasonable order.  However, we recommend that following a general overhaul of window frames, external redecoration should be carried out, including thorough preparation of all timber surfaces.


�
�
Other�
No other external matters requiring comment. 


�
�
Please read these notes�
C: THE BUILDING (continued)


Floor surfaces and under-floor spaces are examined so far as they are accessible (furniture, floor coverings and other contents are not moved or lifted).  If a part or area normally examined was found to be not accessible, this is reported; if a problem is suspected, advice is given on what action should be taken.  It is not possible to assess the internal condition of any chimney, boiler or other flues.  (In some cases, when furniture and pictures are removed internal decorations may prove to be damaged or faded) �
�
C6


THE INTERIOR�
�
�
Roof Space�
The roof space over the three storey part of the property does form part of the living accommodation and therefore inspection of the timber frame was very limited.  As previously advised, the under eaves areas from bedrooms 5 & 6 were absolutely full, severely restricting visibility.  Some attempt has been made to prevent dust and dirt dropping into the eaves areas by underlining the roof timbers with hard board just above the access points - this served to further restrict the inspection.   From the very limited inspection we were able to make, it is apparent that the roof is of traditional purlin and rafter construction, with slate finishes likely to be of considerable age.  There is no evidence that the slate finishes are under-drawn with felt, as has been common practice for the last 60/70 years.  Our view, therefore, is that the roof frame and finishes are very aged and possibly original.  We cannot comment further.


   �
�
Ceilings�
The majority of ceilings are of traditional lath and plaster construction, although those to the more recently formed breakfast room, lobby and WC, will be of plaster board.  In general terms, the ceiling surfaces were found to be in serviceable condition, although there is evidence of minor cracking to both ceilings and covings - no more than one might expect in a property of this age.  


�
�
Floors�
Flooring to the breakfast room is of solid concrete, those to the lobby, WC and kitchen are solid with a slate finish but elsewhere they are all of timber.  The condition of the floors, apart from to the kitchen, rear lobby, cloak room and bedroom one, could not be examined because of fitted coverings.  However, in general terms, they were found to be generally level and even, with no significant movement noted, apart from a small section to the dining room which has a wood block flooring finish.  In addition, there was slight movement to a section of floor to the lounge, to the left of the front window.  As you are likely to have a damp/timber specialist to hand, we recommend that you include these areas within the scope of their inspection as the floor joists will have been in close proximity of damp walls.





Wood worm infestation was noted to the timber flooring to bedroom one - see earlier comments.





Under floor ventilation just and so adequate but would benefit from the introduction of additional airbricks to both front and rear elevations.


 �
�
Internal Walls & Partitions�
These are mainly of masonry construction.  As previously mentioned, the alignment of internal walls is not necessarily true and perfect, a factor which is inherent in a property of this age and type.  





Plaster finishes were generally intact and serviceable - a few hollow areas, indicating that the key between plaster and wall surface has failed, were noted principally around window and door openings and to an area just in front of the inner archway in the hallway.  Some ongoing maintenance, usually as part of the process of redecoration, may be required.





Substantial areas of the ground floor rooms have been replastered.


  �
�
Fireplaces Etc�
At first floor level there are ornamental fireplaces to the majority of the bedrooms and one of the bathrooms.  On the ground floor there is an open fire and traditional surround to the lounge - the clay fire back is badly cracked and will need replacement in due course.  Further fireplace surrounds exist to the dining room and sitting room, but we understand that these have not been in use.  The fireplace surround to the rear part of the lounge has been removed - the opening has been screened but not vented.  Ventilation is recommended to prevent a build-up of condensation within the chimney flue and therefore a ventilation brick should be built in.





The present owner advised that the unused flues - all, with the exception of the lounge - had been capped off at high level, but this could not be verified from our inspection.  We therefore recommend that you ask your roofing contractor to check which flues are capped and whether the work has been carried out effectively.  You may wish to make a decision as to which fireplaces you would like to use in the future - this information should be made available to the roofing contractor so that he can check that your requirements are feasible.


�
�
Internal Joinery�
Generally of a traditional nature with moulded skirting boards and door surrounds, panelled doors etc. - all generally serviceable.





The present owner’s dog has caused damage to the skirting boards and internal and external doors to the rear lobby and repairs are required.





The kitchen is fitted out to a minimal standard, with basic stripped pine units and an inset ceramic sink.  This is very much a matter of personal choice - you may choose to refit in the future.


�
�
Internal Decoration�
Generally in serviceable condition throughout, but no doubt you will wish to redecorate in due course.


�
�
Other�
No other internal matters requiring comment.


�
�
Please read these notes�
D: THE SERVICES AND SITE


The efficiency, compliance with regulations and adequacy of design of services can only be assessed by tests conducted by suitably qualified specialists.  Although surveyors are not specialists in these particular areas, an informed opinion can be given on the basis of the accessible evidence.  Where possible, drainage inspection chambers are examined (except in the case of flats), but drains are not tested during the Inspection.  However, in all cases advice is given if there is cause to suspect a problem.   Leisure facilities and non-permanent outbuildings are noted but not examined.


�
�
D1


THE SERVICES�
All mains services are installed.�
�
Electricity�
The meter and fuse box are located within a cupboard to the right of the fireplace in the lounge.  We were advised by the present owners that the property was completely rewired in 1994/95 - you should ask your legal advisers to seek confirmation on this point.





Electrical installations should be tested every 5 years.   You should ask your Legal Advisors to clarify this point – if no current test certificates are available, you should arrange for the system to checked by a registered electrician.


�
�
Gas�
The gas meter is situated within the bay window of the lounge, concealed by a curtain.


�
�
Water�
We were advised by the present owner that the property was completely re-plumbed from the stop cock point onwards in 1994/95 - your legal advisers should seek confirmation on this point.





Bathroom no. 1 includes an off white suite, including bath, wash hand basin and WC - all in serviceable condition.  Bathroom no. 2 includes a traditional free-standing cast iron bath, together with wash hand basin and WC - dated but in keeping with the tradition of the building and generally serviceable.


�
�
Heating�
Gas fired central heating is installed, with traditional water filled radiators to all rooms, with the exception of the rear lobby and cloaks, served by a boiler located within bathroom no.1.  We understand that the complete heating system was installed in 1994/95.





You should check whether  the boiler is covered by an annual maintenance agreement – if not, you should ask a Corgi registered heating engineer to check the system over.


�
�
Other�
No other services provided.


�
�
D2


DRAINAGE�
It is assumed that the property is connected to the mains sewer but this should be verified by your legal advisers.





We found no inspection chambers on site.�
�
D3


THE SITE�
�
�
Garage & Outbuildings�
As noted earlier, there is neither garage nor space.  Car parking is limited to on street only.


�
�
Grounds & Boundaries�
The property stands flush to the pavement and therefore there is no front garden area.  To the rear, there is a garden of reasonable proportions, appropriate to a property of this type and style.  Boundaries include hedging to left and right, together with a substantial stone wall to the rear.


�
�
Please read these notes�
E: LEGAL AND OTHER MATTERS


Your Legal Advisers are responsible for checking relevant documents relating to the Property (these might include servicing records and any guarantees, reports and specifications on previous repair works) as well as for carrying out all the standard searches and inquiries.  However, if any specific matters are identified which the Legal Advisers should investigate on your behalf, these are reported in this section.  You are asked to pay particular attention to the ACTION paragraph at E4 below. 








�
�
E1


TENURE�
The property is assumed to be Freehold, but this should be verified by your legal advisers.


�
�
E2


REGULATIONS etc�
You should ask your legal advisers to investigate and advise on:-





Adoption of Roads:-  It is assumed that Main Street is “adopted” and therefore maintained by the Local Authority.





Conservation Area:-  The property is situated within a Conservation Area and as such will be subject to the implications of  “sensitive design” as defined by the local Planning Authority.  In practical terms, any alterations to the exterior including the replacement of windows will need to have approval and will need to be in keeping with the age and natural materials of the house.  the most significant implication will be windows - if replaced, they will almost certainly need to be in timber. 





Planning/Building Regulations:-  Were the required consents obtained for conversion of the area beyond the kitchen into a breakfast room, lobby and cloak room.


Drains/Sewers:-  Is the property connected to the mains sewer - is there a joint drainage system and, if so, are there any maintenance liabilities? 


�
�
E3


GUARANTEES etc�
You should ask your legal advisers to investigate and advise on:-





Damp Proof Course:-  Is there a valid guarantee for this and what does it cover?





Timber Treatment:-  Is there a valid guarantee for this and what does it cover?





You should check that the original survey reports and guarantees cover walls and timbers throughout the property, including the under floor timbers to the ground floors.


�
�
E4


OTHER MATTERS�
You should ask your legal advisers to investigate and advise on:-





Boundaries:-  The ownership of and responsibility for maintaining these.





ACTION - You should immediately pass a copy of this report to your legal advisers with a request that, in addition to the necessary standard searches and enquiries, they check each and every one of the relevant items referred to in sections E1 - E4 above, as well as all the standard assumptions made in arriving at the open market value (these are noted in section G1).





Please let us know if any of this information is found to be inaccurate as this may have an adverse effect on the valuation given in section G. 


�
�
Please read these notes�
F: SUMMARY


Assuming that you decide to proceed with the purchaser of this Property, there may be some things on which you should take action before you exchange contracts - such as obtaining competitive quotations for urgent repairs. (If any further investigation of some urgent matter is recommended, this will involve a second visit to the Property, perhaps by an appropriate specialist who will submit a separate report. 


 �
�
F1


ACTION�
�
�
Copy of Report to Legal Advisers�
If after reading and considering this report you intend to proceed with the purchase, you are advised to send a copy as soon as possible to your legal advisers.  Please draw to their attention the whole of section E and in particular the paragraph headed   ACTION at section E4.   


�
�
Urgent Repairs�
We recommend that you should treat the following matters, all of them significant items and all covered earlier in the report, as urgent repairs to be remedied as soon as possible after purchase.  You are most strongly advised to obtain competitive quotations for each item from reputable contractors before you exchange contracts.





C2/C3: Rising Damp/Timber Infestation   (via original contractor or damp/timber


                                                                                                                      specialist)


C5: Roof Slopes/Chimneys/Flashings/Gutterings  (via roofing and general building


                                                                                                                  contractors)


We must advise you, however, that if you decide to exchange contracts without obtaining this information, you will have to accept the risk that adverse factors might come to light in the future.


 �
�
Further Investigation�
No investigations over and above those already referred to are advised.





�
�
F2


MAINTENANCE CONSIDERATIONS�
You are asked to consider carefully, before taking the decision to proceed, the following significant matters which merit your attention and may involve you in some expense at a future time.  These have been taken into account in reaching our valuation advice given in section G and, if not put right, may affect future resale value.





C5: Condition of windows and external joinery


C6: Refitting of kitchen


�
�
F3


OTHER CONSIDERATIONS�
We are not aware of any other significant considerations affecting the property.�
�
Please read these notes�
G: VALUATION


In arriving at the opinion of the Property’s Open Market Value as defined in Section D2 of the Description of the Building Survey (attached), a set of standard assumptions* is adopted, subject to any change stated below.  Legal Advisers, and others who undertake property conveyancing, should be familiar with the assumptions and are responsible for checking those concerning legal matters.  The opinion of the Open Market Value given below could be affected by the outcome of the inquiries by your Legal Adviser (Section E) and/or any further investigations and quotations for urgent repairs (Section F).  The valuation assumes that your Legal Advisers will obtain satisfactory replies to their inquiries relating to the assumptions made in this report.


�
�
G1


OPEN MARKET VALUE�
In our opinion, the Open Market Value on the 10th February 2004 of the freehold interest in this property - as inspected, with vacant possession, was £350,000 (Three Hundred and Fifty Thousand Pounds). 


�
�
G2


INSURANCE COVER (reinstatement cost)�
The current cost of reinstating the property in its present form is estimated to be £385,000 (Three Hundred and Eighty FiveThousand Pounds). �
�
�
This Report is provided in accordance with the terms of the Description of the BUILDING SURVEY Service previously supplied, subject to any agreed addition noted below.  (An additional copy is attached herewith).


The Report is solely for your use and your professional advisers’, and no liability to anyone else is accepted.  Should you not act upon specific, reasonable advice contained in the Report, no responsibility is accepted for the consequences. 


I hereby certify that the Property has been inspected by me and that I have prepared this Report, including the opinion of the Open Market Value.


�
�
�



SIGNATURE








SURVEYOR’S NAME AND PROFESSIONAL QUALIFICATIONS








NAME & ADDRESS OF SURVEYOR’S ORGANISATION


Grisdales, 40, Main Street, Cockermouth, Cumbria. CA13 9LQ


Telephone 01900 829977   Fax 01900 829393





DATE OF REPORT 


11/2/07                                                                                            





AGREED ADDITION (IF ANY) TO THE DESCRIPTION OF THE SERVICE


�
�



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





concerning the materials, construction, services, fixtures and fittings, etc., that:





No significant defects or cause to alter the valuation would be revealed by an inspection of those parts which have not been inspected;


No hazardous or damaging materials or building techniques have been used in the Property; there is no contamination in or from the ground; and the ground is not land-filled.


The Property is connected to, and there is the right to use, the reported main services; and 


The valuation takes no account of furnishings, removable fittings and sales incentives of any description.


Concerning legal matters, that:


The property is sold “with vacant possession” (i.e. only you will be entitled to occupy it when it is sold);


No laws will be broken by the condition of the Property or by its present or intended use:


The Property is not subject to any particularly troublesome or unusual restrictions; it is not affected by any problems which would be revealed by the usual legal inquiries; and all necessary planning permissions and building regulations consents (including consents for alterations) have been obtained and complied with; and


The property has the right to use the main services on normal terms; and the sewers, main services and roads giving access to the Property have been “adopted” (i.e. are under local authority, not private, control)


�






�
PART 1:


GENERAL


�
�
PLEASE NOTE: These Terms of Engagement form part of the contract between the Surveyor and the Client. 


�
1�
THE SERVICE. The Building Survey  (“the Service”) which is described in Part 2 of these Terms (“the Description”) applies unless an addition to the Service is agreed in writing before the Inspection.  


�
�
�
2�
THE SURVEYOR  who provides the Service will be a Chartered Surveyor.


�
�
�
3�
BEFORE THE INSPECTION.  The Client will inform the Surveyor of the agreed price for the Property and of any particular concerns (such as plans for extension) which he or she may have about the Property.


�
�
�
4�
TERMS OF PAYMENT.  The Client agrees to pay the fee and any other charges agreed in writing.


�
�
�
5�
CANCELLATION.  The Client will be entitled to cancel this contract by notifying the Surveyor’s office at any time before the day of Inspection.  The Surveyor will be entitled not to proceed with the provision of the Service (and will so report promptly to the Client) if, after arriving at the Property, he or she concludes:


that it is a type of construction of which he or she has insufficient specialist knowledge to be able to provide the Service satisfactorily.


In case of cancellation, the Surveyor will refund any money paid by the Client for the Service, except for expenses reasonably incurred.  In the case of cancellation by the Surveyor, the reason will be explained to the Client. 


�
�
�
6�
LIABILITY.  The report provided is solely for the use of the Client and the Client’s professional advisers, and no liability to anyone else is accepted.  Should the Client not act upon specific, reasonable advice contained in the Report, no responsibility is accepted for the consequences. 


�
�



PART 2:


DESCRIPTION OF THE SERVICE





�
A The Service


A1 The Service comprises:


an Inspection of the Property (Section B below)


a Report based on the Inspection (Section C)


the Valuation, which is part of the Report (Section D)





A2 The Surveyor’s main objective in the Service is to give Clients considering buying a particular Property the professional advice which will assist them:


to make a reasoned and informed judgement on whether or not to proceed with the purchase


to assist whether or not the Property is a reasonable purchase at the agreed price


to be clear what decisions and actions should be taken before contracts are exchanged.


�



A3 The Service therefore covers the general condition of the Property and particular features which affect its present value and may affect its future resale.  The Report focuses on what the Surveyor judges to be urgent or significant matters.  Significant matters are those which, typically, in negotiations over price would be reflected in the  amount finally agreed.





B The Inspection


B1 The Inspection is a general surface examination of those parts of the Property which are accessible: in other words, visible and readily available for examination from ground and floor levels, without risk of causing damage to the Property or injury to the Surveyor.  Due care is therefore exercise throughout the Inspection regarding safety, practicality and the constraints of being a visitor to the Property (which may be occupied).  So furniture, floor coverings and other contents are not moved or lifted; and no part is forced or laid open to make it accessible. 





B2 The services are inspected (except, in the case of flats, for drainage, lifts and security systems), but the Surveyor does not test or assess the efficiency of electrical, gas, plumbing, heating or drainage installations, or compliance with the current regulations, or the internal condition of any chimney, boiler or other flue.  Also, the Surveyor does not research the presence (or possible consequences) of contamination by any harmful substances.  However, if a problem is suspected in any of these areas, advice is given on what action should be taken.





B3 Where necessary, parts of the Inspection are made from adjoining public property.  Such equipment as a damp meter, binoculars and torch may be used.  A ladder is used for hatches and also for flat roofs not more than three metres above ground level.  Leisure facilities and non-permanent outbuildings (such as pools and timber sheds) are noted but not examined.  In the case of flats, exterior surfaces of the building containing the Property, as well as its access areas, are examined in order to assess their general condition; roof spaces are inspected if these is a hatch within the flat.





C The Report


C1 The Report provides the Surveyor’s opinion of those matters which are urgent or significant and need action or evaluation by the Client before contracts are exchanged.  It includes some or all of the following:


urgent repairs (e.g. gas leak; defective chimney stacks) - for which the Client should obtain quotations where appropriate.


significant matters requiring further investigation where essential (e.g. suspected subsidence) for which the Client should obtain (and may have to pay for) reports and quotations from suitable contractors.


significant but not urgent repairs and renewals (e.g. new covering for flat roof before long)


other significant considerations (e.g. some potential source of inconvenience) which the Surveyor wishes to draw to the attention of the Client.


legal matters (e.g. a possible right of way) which the Client should instruct the Legal Advisers to include in their enquiries.





C2 Matters assessed as not urgent or not significant are outside the scope of the Service and are generally not reported; however, other matters (such as safety) are reported where the Surveyor judges this to be helpful and constructive.  If a part of area normally examined is found to be not accessible during the Inspection, this is reported; if a problem is suspected, advice is given on what action should be taken.





C3 The Report is a standard format arranged in the following sequence: Introduction and Overall Opinion; The Property and Location; The Building; The Services and Site; Legal and Other Matters; Summary; Valuation.  In the case of leaseholds, the Report is accompanied by a standard appendix called Leasehold Properties.





D The Valuation and Reinstatement Cost


D1 The last section of the Report contains the Surveyor’s opinion both of the Open Market Value of the Property and of the Reinstatement Cost, as defined below.





D2 “Open Market Value” is the best price at which the sale of an interest in property would have been completed unconditionally for cash consideration on the date of valuation.  In arriving at the opinion of the Open Market Value, the Surveyor also makes various standard assumptions covering, for example: vacant possession: tenure and other legal considerations: contamination and hazardous materials; the condition of uninspected parts; the right to use mains services’ and the exclusion of curtains, carpets, etc., from the valuation.  (If required, details are available from the Surveyor).  Any additional assumption, or any found not to apply, is reported.





D3 “Reinstatement Cost” is an estimate for insurance purposes of the current cost of rebuilding the Property in its present form unless otherwise stated.  This includes the cost of rebuilding the garage and permanent outbuildings, site clearance and professional fees, but excludes VAT (except on fees).
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