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RICS is the world's leading qualification when
it comes to professional standards in land,
property and construction.

In a world where more and more people,
govemments, banks and commercial
organisations demand greater certainty of
professional standards and ethics, attaining
RICS status is the recognised mark of
property professionalism.

Over 100,000 property professionals working in
the major established and emerging
economies of the world have already
recognised the importance of securing RICS
status by becoming members.

RICS is an independent professional body
originally established in the UK by Rovyal
Charter. Since 1868, RICS has been
committed to setting and upholding the
highest standards of excellence and integrity -
providing impartial, authoritative advice on key
issues affecting businesses and society.
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Introduction to
the report

This HomeBuyer Report is produced by an
RICS surveyor ('the surveyor'). They have
written this report for you to use. If you decide
not to act on the advice in this report, you do
this at your own risk.

The HomeBuyer report aims to help you:

B make areasoned and informed decision on whether
to go ahead with buying the property;

B make an informed decision on what is a reasonable
price to pay for the property;

B take account of any repairs or replacements the
property needs; and

B consider what further advice you should take before
exchanging contracts (if the property is in England,
Wales, Northern Ireland, the Isle of Man or the
Channel Islands), or before concluding an offer (if
the property is in Scotland).

Any extra services the surveyor provides are not covered
by these terms and conditions and must be covered by a
separate contract.

If you want to complain about the service, please referto
the complaints handling procedure in the 'Description of
the RICS HomeBuyer Service' enclosed with this report.
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Please read the 'Description of the RICS
HomeBuyer Service' (at the back of this
report) for full details of what is, and is not,
inspected.
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Surveyor's name:
Surveyor's RICS number:

Company name: Collier Stevens

Date of the inspection: 18/03/2010
Report reference number:

Related party disclosure:

| have nolinks to this transaction.

Full address and postcode of the property:

Weather conditions when the inspection took place:

When | inspected the home, the weather was dry and sunny following a period of similar weather over the
preceding period.
The status of the property when the inspection took place:

When | inspected the property, it was occupied; fully furnished and the floors were fully covered with an
oak timber finish.
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The surveyor’s inspection

The surveyor inspects the inside and outside of the main building
and all permanent outbuildings, but does not force or open up the
fabric. They also inspect the parts of the electricity, gas/cil, water,
heating and drainage services that can be seen, but they do not
test them.

To help describe the condition of the home, the surveyor gives
condition ratings to the main parts (or ‘elements’) of the building,
garage, and some parts outside. Some elements can be made up
of several different parts. For example, a home can have a pitched
(sloped) roof to the main building and a flat roof to an extension. In
this case, the surveyor will give each a condition rating and use the
worst one to define the element in section C.

In the element boxes in parts E, F, G and H, the surveyor will
describe the part that has the worst condition rating first and then
briefly outline the condition of the other parts. The condition ratings
are described as follows.

Condition rating Definition

Defects which are serious and/or need to

be repaired, replaced or investigated
urgently.

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.

No repair is currently needed. The
property must be maintained in the normal
way.

Not inspected. (See 'Important note' in the
panel opposite.)

The report focuses on matters that, in the surveyor's opinion, need
to be dealt with or may affect the value of the property.
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Important note

The surveyor will carry out only a visual
inspection. This means that they do not
take up carpets, floor coverings or
floorboards, move furniture or remove the
contents of cupboards. Also, they donot
remove secured panels or undo electrical
fittings.

The surveyor will 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.

They will inspect the roof structure from
inside the roof space if there is access
(although they will not move or lift
insulation material, stored goods or other
contents). They will examine floor surfaces
and under-floor spaces so far as there is
access to these (although the surveyor will
not move or lift furniture, floor coverings or
other contents). The surveyor is not able
to assess the condition of the inside of any
chimney, boiler or other flues.

The surveyor will note in their report if they
were not able 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.

The surveyor will not report on the cost of
any work to put right defects or make
recommendations on how these repairs
should be carried out. Some maintenance
and repairs the surveyor suggests may be
expensive.
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condition ratings

This section summarises the condition ratings of the 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.

To make sure you get a balanced impression of the property, we strongly recommend that you
read all sections of the report.

Condition rating 3: Defects which are serious and /or need to be repaired,

replaced or investigated urgently,

Section of the report: Element number: | Element name:

E: Qutside of the property | E4 Main walls

Section of the report: Element number: | Element name:

F: Inside of the property F5 Fireplaces, chimney breasts and flues

F9 Other

Condition rating 1: No repair is currently needed. The property must be maintained

in the normal way.

Section of the report: Element number: | Element name:

E: Qutside of the property | ES Other joinery and finishes
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The surveyor’s overall opinion of the property:

This property is considered to be a reasonable proposition for purchase at a price of £410,000,
provided that you are prepared to accept the cost and inconvenience of dealing with the various
repair works reported. These deficiencies are common in properties of this age and type. Provided
that the previous structural repairs have been carried out to a satisfactory standard with a guarantee, |
see no reason why there should be any special difficulty on resale in normal market conditions.
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About the property

Type of property:

RICS

Home
Buyer
REPORTese

The home is a ground floor garden flat.

Approximate year the property was built:

Approximate year the property was extended:

Approximate year the property was converted:

For flats and maisonettes:

Accommodation

Floor

Lower ground
Ground

First

Second

Third

Other

Roof space

Construction:

Living
rooms

Bed-
rooms

Based on my knowledge of the area and housing
styles, | think the home was built between 1890 -

1900.

A single storey living room extension has been
added to the home and the seller told me this was
built in 2006.

This is a converted home and the original use was
residential. The date for this was convertion is not

known.

The flat is converted. It is on the ground floor of this three storey block.

Bath or
shower

Separate
toilet

Kitchen

The home is constructed using traditional materials and techniques.

The roof is constructed of timber and covered with slates.

The ground floor is made of a mixture of timber and solid concrete.

The outside walls are made of brick.
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Energy

The property's energy performance, as recorded in the Energy
Performance Certificate

B Energy-efficiency rating 62
B Environmental impact rating 56

Outside the property

The home has the following gardens: shared front area, footpath
to rear and an enclosed rear garden.

There is no on-site parking. Off-site parking is restricted to those
with resident parking permits only between 8.30am and 6.30 pm,
Monday to Fridays.

The location

The home is in a well-established residential area. It is
approximately 1 km from .underground station, and
approximately half a km from "Road where local shops are
situated.

Facilities

The local facilities include: shops and other retail outlets
approximately half a km away; local bus routes approximately
half a km and underground station at
approximately 1km.

Local environment

The home is in an area that is unlikely to flood.
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Mains services
Drainage .~ Gas .~ Electricity .~
Water .~

The ticked boxes show that the mains services are
present.

Central heating
Electric [] Gas .~ Solid fuel []

Qil [

Other services or energy sources:

Not applicable.
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Outside of the property REPORT...

| could only partially inspect the rear elevation and roof because this could not be adequately seen

from the grounds of the property or adjacent public spaces.

Condition rating

20

E1 Chimney stacks

The side chimney stack is made of brick with clay chimney pots. Condition rating 1.

The rear chimney stack could not be viewed.

E2 Roof coverings

Main Roof
The front sloping roof is covered with slates. Some slates ave slipped and have temporary repairs with
lead tingles. Condition rating 2.

There is no access to the main roof space from the subject property.

Flat Roof
There is a flat roof to the extension. The roof covering ios relatively new ( 4years old) but flat roof
coverings do not last as long as slater sloping roofs and they can quickly need repairing.

There is a flat roof above part of the kitchen which is used by the upper accommodation as a terrace.
The condition of this is not known but the flat roof repair comments are also relevant to this flat roof.

E3 Rainwater pipes and gutters

The rainwater pipes and gutters are made of plastic and discharge into gullies which require regular
claening out. It was not rianioig at the time of the inspection and it is not known whether any are leaking.
Condition rating 1.
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E4 Main walls

Main Building

The external walls are made of solid brick. A range of factors common to properties of this type and age
can cause the outside walls of a dwelling to move. | noticed that the walls to the main front of the
building have been repaired particulary on the upper front party wall line but the movement has not
reoccurred.

There is evidence of historic settlement to the side flank elevation, front bay and upper windows where
the opeings are not square and there is also movement around the front communal entrance and to the
feature brick band at eaves level . There are metal brackets at high level on the flank elevation, but the
purpose of these is not known. Further investigations on the historic movement is required by a
structural engineer.

You should ask your legal adviser if a valid guarantee or warranty covers this previous work (see
section ). Evidence of former building movement even where satisfactorily resolved, can affect future
saleability and suitability for mortgage. You should ask your insurance company if these past problems
would affect your ability to get insurance cover for this property.

Damp Proof Course

The original walls will have no barrier against dampness from the ground {a feature usually called a
damp-proof course or DPC). The owner has added another DPC to the original walls by injecting
chemicals into the wall through drilled holes. This could signify a previous dampness problem. | found
evidence of dampness internally around the chimney breast in the kitchen and in the bedroom bay
window.

Y ou should ask your legal adviser to check whether there is a valid guarantee or warranty that covers
this work (see section I). If you do not receive a satisfactory response, you should ask an appropriately
qualified person to inspect the DPC. Condition rating 3.

Once you have repaired the wall, you may have to carry out other additional work. This could typically
include replacing damp plaster; This can add to the cost of the work.

Extension
The walls to the extension appear to be a cavity construction and these are satisfactory. The new walls
have a modern DPC.
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E5 Windows

There are the original timber verticle sliding sash windows in the bedrooms, a timber casement in the
kitchen and new double glazed sash windows in the exrtension.

Older sash windows are worn and can be draughty where they do not fit squarely in the frame. Single

glazed windows can allow condensation to form on the surfaces in cetain conditions. Condition rating
2.

E6 Outside doors (including patio doors)

The external door to the communal front entnace is a solid timber door. The door to the Hall is also a
solid door. There is a solid door and timber double glazed French doors in the lining room. Condition
rating 1.

E7 Conservatory and porches

Not applicable.

E8 Other joinery and finishes

There is a timber fascia to the living room flat roof.

E9 Cther

None
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| could not inspect the underside of the floors as there were no access hatches.

Condition rating

20

F1 Roof structure

| could not inspect the main roof space as it is not situated above the subject property.

There is no access to inspect the flat roof construction.

F2 Ceilings

The ceilings are made of a mixture of older plaster supported on thin wooden strips (called lath and
plaster) and modern plasterboard. There are hairline cracks evident to the kitchen, hall and bedroom 1
ceilings and reapirs can be expected prior to redcoration. Condition rating 2.

F3 Walls and partitions

The internal walls and partitions are made of either bricks or timber framework that have been
plastered either side. There are hairline cracks to the chimney breast wall plaster in bedroom 2.
Condition rating 2.

F4 Floors

| could not inspect the floors because of oak timber floor coverings and slate tiles in the bathroom
together with the vendors furniture. This restricted my inspection.

The original floors are of timber but the living room appears to be a solid floor under the timber surface.
Condition rating 1.

To make sure the timber ground floors do not rat, it is important to provide ventilation to the under floor
space. Although | did not find a problem with the floors, the external airbricks are to be kept clean and
clear to allow for adequate underfloor ventilation.

o}
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F5 Fireplaces, chimney breasts and flues

There are chimney breasts in the bedrooms and kitchen but the fireplace surrounds have been

removed. The bedroom and kitchen openings have been altered and a cupbaord is built into the z
kitchen opening. A large wardrobe prevented an inspection of bedroom 2 chimney breast. Where

firepalces have been sealed it is good building practice to provide an air brick and tyhis should be

considered where none exists.

F6 Built-in fittings (eg. built in kitchen, not appliances)

The kitchen fittings are a mixture of base and wall units with granite worktops. Condition rating 1.

F7 Woodwork (for example staircase and joinery)

The joinery items consist of: doors/door frames/skirtings/picture rails. These are made of a mixture of:
natural wood/reconstituted wood {(e.g. mdf}. Condition rating 1.

There is no staircase in the accommodation.

F8 Bathroom fittings

The fittings and appliances in the bathroom comprise: enamelled bathANVC/wash hand basin.
Condition rating 1.

F9 Other

There is an extractor fan in the bathroom, this was noisey in operation.
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Services are generally hidden within the construction of the property and, as a result, only
the visible parts of the available services can be inspected. The surveyor does not carry out
specialist tests. The visual inspection does not assess the services to make sure they work
properly and efficiently and meet modern standards.

None

Candition rating
-
20™

Safety warning: You should have your electrical installations inspected and tested regularly to protect
your home from damage and to avoid putting your safety af risk. Guidance published by the Institution
of Electrical Engineers recommends that electrical installations should be inspected and tested at least
every 10 years and when the occupiers of the property change. All electrical work carried out after 1
January 2005 should be recorded on an Electrical Installation Certificate.

There is a mains electricity supply and the meter/ is located at high levekl in the communal hallway, and
the consumer unit is located in the inner hall and is fitted with moderrn RCD's. The electricity supply
was on when | inspected. Condition rating 1.

The electrical system is not covered by a current inspection and testing certificate. Condition rating 3.
You should ask an appropriately qualified person to inspect the electrical system.

G2 Gas/oil

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

There is a mains gas supply and the gas meter is situated in an external housing on the front boundary
wall of the property. Condition rating 1.
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There is an independent mains water supply to the property and: the external water meter is located in
the public footpath and the stop valve within the property is located in the boiler kitchen cupbaord. This
could not be inspected.

G4 Heating

The property is heated by a fixed heating system consisting of: a natural gas wall mounted combination
boiler whichn is situated in the kitchen. There are presssed steel panelled radiators. Condition rating
2.

Heating installations should be installed and serviced regularly (usually every year) by an appropriately
qualified person who is registered under the government-approved competent person scheme.

The competent person will leave appropriate documentation with the homeowner that identifies the type
and extent of the work done. This should include all heating systems and appliances, for example,
boilers, individual room heaters, all open fires, etc. Heating systems and appliances that have not been
checked may be a safety hazard.

If the boiler has not been serviced within the last 12 months it should be checked bt a Gas Safe heating
engineer prior to exchange of contracts.

G5 Water heating

The hot water is provided by the main heating boiler that also provides instantaneous hot water without
a storage tank. Condition rating 1.
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G6 Drainage

The property is connected to the public sewer and the drainage system consists of: a combined drain
that takes surface water (e.g. rainwater, water from yard drains) and foul water (waste water from W(Cs,
baths, showers, sinks, basins and dishwashers). Condition rating 1.

The bathroom, toilet, and kitchen fittings are connected to the underground drains through a series of
pipes and a soil stack is laoctaed at the rear adjacent to the rear bedroom window. Condition rating 1.

The above ground drainage pipes from gutters connect into the underground drains through a number
of gullies. The gullies: are partly blocked and need to be cleaned. Condition rating 2.

The inspection chamber cover at the rear could not be raised and the condition of the underground
drain is not known. Condition rating 2.

G7 Common Services

None
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shared areas for flats)

Not applicable

Condition rating

20

H1 Garage

There is no garage to the property.

H2 Other

None

H3 General

The boundaries of the home consist of a brick front boundary wall top with metal railings. The rear garden has brick
bounday walls.

The condition and position of the boundaries of the land around a home are important because: boundary walls and
fences can be costly to repair and replace; doubt over the position of the boundaries can cause neighbour disputes
that can be expensive to resolve.

The legal documents that describe the ownership of the home (the deeds) usually describe which of the
neighbouring owners are responsible for the upkeep of the boundaries.

High trees can be a nuisance for occupants because they can stop daylight getting to the house. Thereis a large
leylandii tree in the neighbours rear garden which will cause a nuisance. Your legal advisor should provide
assistance regarding this tree.

The side footpath is heavily cracked and the surface of the rear paved area is uneven.

o}
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Issues for your legal REPORT..s

advisers

The surveyor does not act as ‘the legal adviser’. However, if, during the inspection, the
surveyor identifies issues that the legal advisers may need to investigate further, the
surveyor will refer to these in the report. The surveyor will not comment on any legal
documents or any materials that may be included in a Home Information Pack.

11 Regulation

You should ask your legal adviser to confirm that the living room extension has received planning permission and
building regulation approval from the local council and advise on the implications.

|12 Guarantees

You should ask your legal adviser to confirm whether the walls that have been injected with the chemical damp-proof
course (DPC) are covered by a guarantee or warranty and advise on the implications.

You should ask your legal adviser to confirm whether the previous external structural repairs are covered by a
guarantee or warranty and advise on the implications.

13 Other matters

The vendor told me the home is leasehold and your attention is particularly drawn to the attached Annex relating to
Leasehold Properties which you should read carefully. You are advised to ask your adviser to supply the information
set out in this Annex. Any significant variations should be referred back to me in case they would have an impact on
the valuation given in section K.
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This section covers defects that need repairing or replacing, as well as issues that have
existed for a long time and cannot reasonably be changed but may present a health and
safety risk or hazard. If the defects affect specific elements, they will be referred to in the
individual section. Other risks or hazards that also affect value are also reported.

J1 Risks to the building

The main building in which the home is situated is affected by historic building movement but | could not identify the
cause.

The movement appears to be non progressive but further investigations is required by a structural engineer.

The home is affected by dampness but | could not identify the cause. It could be that the internal walls were not
replastered after the damp prrof course had been installed and this is usually required as a condition of the
guarantee.

None evident.

J2 Risks to the grounds

None.

According to the Environment Agency (the Government organisation responsible for flood control), the home is not in
an area that is vulnerable to flooding.

J3 Risks to people

None evident but an asbestos survey was not untaken.

This home is not in an area affected by radon.
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J4 Cther

None.
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Valuation

In arriving at my valuation, | made the following assumptions.

With regard to the materials, construction, services,
fixtures and fittings, and so on | have assumed that:

an inspection of those parts that | could not inspect would
- not identify significant defects or a cause to alter the
valuation;

no dangerous or damaging materials or building
u techniques have been used in the property;

there is no contamination in or from the ground, and the
n ground has not been used as landfill;

the property is connected to, and has the right to use, the
o mains services mentioned in the report; and

the valuation does not take account of any furnishings,
u removable fittings or sales incentives.

With regard to legal matters | have assumed that:

the property is sold with 'vacant possession' (your legal
u adviser can give you more information on this term);

the condition of the property, or the purpose the property
u is, or will be, used for does not break any laws;

no particularly troublesome or unusual restrictions apply to
the property, that the property is not affected by problems
which would be revealed by the usual legal inquiries, and
u that you have applied for and acted in line with all
necessary planning permission and Building Regulations
permission (including permission to make alterations); and

the property has the right to use the mains services on
normal terms, and that the sewers, mains services and
roads giving access to the property have been
'‘adopted’ (that is, they are under local-authority, not
private, control).

Any additional assumptions relating to the valuation:

This opinion has been arrived at largely on the basis of the
standard assumptions governing residential valuations. (These
are outlined in Section K, and under 'Market Value' on the
Description of the HomeBuyer Service.) However, additional
assumptions have been made: this is the previous structural
movement is non progressive and there is a gurantee for the
works/and or it is covered by a valid insurance policy .

Froperty Address:
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in my opinion the current market value
on

25/03/2010

as inspected was:

410,000

{amount in words)

Four hundred and ten thousand pounds.

TENURE

Not known

AREA OF PROPERTY (M?) *
72

In my opinion, the current reinstatement cost of
the property (see below) is

¢ 155,000

* Approximate gross external/ internal area of the
building or #lat.

You can find information about the
assumptions | have made in calculating
this reinstatement cost in the 'Description
of the RICS HomeBuyer Service' provided.
The reinstatement cost is the cost of
rebuilding an average home of the type
and style inspected to its existing standard
using modern materials and techniques,
and by acting in line with current Building
Regulations and other legal requirements.
This will help you decide on the amount of
buildings insurance cover you will need for
the property.
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Your legal advisers, and other people who carry out property
conveyancing, should be familiar with these assumptions and are
responsible for checking those concerning legal matters.

My opinion of the market value shown here could be affected by
the outcome of the enquiries by your legal advisers (section |)
and/or any further investigations and quotations for repairs or
replacements. The valuation assumes that your legal advisers will
receive satisfactory replies to their enquiries about any
assumptions in this report.

Other considerations affecting value:

It is assummed that the dampness will be succesfully rectified
under the terms of the guarantee.
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