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About the Inspection and Report

As agreed, this report will contain the following:

* a physical inspection of the property (see 'The inspection’ in section L) and
* a report based on the inspection (see "The report' in section L).

About the report
We aim to give you professional advice to:

We aim to give you professional advice to:

* make a reasoned and informed decision on whether to go ahead with buying the property

* take into account any repairs or replacements the property needs, and

* consider what further advice you should take before committing to purchasing the property.

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 only carry out a visual inspection.

* We 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 (although we do not move or lift insulation
material, stored goods or other contents). We examine floor surfaces and underfloor spaces so far as there is safe
access to these (although we do not move or lift furniture, floor coverings or other contents). We do not remove the
contents of cupboards. We are not able to assess the condition of the inside of any chimney, boiler or other flues.
Also, we do not remove secured panels or undo electrical fittings.

* We note in our report if we are not able to check any parts of the property that the inspection would normally cover.
If we are concerned about these parts, the report will tell you about any further investigations that are needed.

* We do 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 we suggest may be expensive.

* We inspect the inside and outside of the main building and all permanent outbuildings, but we do not force or open
up the fabric of the building. We also inspect the parts of the electricity, gas/oil, water, heating and drainage services
that can be seen, but we do not test them. To help describe the condition of the home, we give condition ratings to
the main parts (the Oelements®j 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 briefly outline the condition of the other parts. The condition ratings are described in section B of this report. The
report covers matters that, in the surveyorOs opinion, need to be dealt with or may affect the value of the property.

COPYRIGHT STATEMENT

© Witcombe Surveying and Conservation Ltd

All rights reserved. This report is designed by and property of Witcombe Surveying and Conservation
Ltd. The layout, sections, headings and content must not be copied by other companies. No part of
this publication may be reproduced, distributed, or transmitted in any form or by any means, including
photocopying, recording or other electronic or mechanical methods without the prior written permission of
Witcombe Surveying and Conservation Ltd. The report is for the subject client and legal advisers only. It
must not be sent to any estate agent, vendor or prospective purchaser

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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A About the Inspection and Report

Surveyor

Surveyor's
RICS Number

Date of Inspection

Related Party
Disclosure

Full Address and
Post Code of the
Property

Type of property

Weather conditions
when the
inspection took
place

The status and
access
arrangements of
the property when
the inspection took
place

Orientation

Level 2 Homebuyer Sample

David Witcombe MRICS BSC(Hons) MSC

1119859

25th April 2022 Report Reference

N/A

Level 2 Homebuyer Sample

25 Sample Road is a semi-detached bungalow with a large front
driveway, projecting front wing and a garage set to the rear of the
property. There has been a modern conservatory added to the rear used
as a dining room and a large rear garden with sloping ground up to the
rear where there are neighbouring houses.

The bungalow forms the north half of the semi-detached bungalows.
There is a detached bungalow to the north set on raised ground.

Cold and overcast, approximately 5;C

Access arranged via the Estate Agent. The vendor was present during
the inspection.

The front elevation faces approximately east onto the road and the other
elevations will be described as facing the cardinal points, therefore there
is a narrow driveway to the north of the property. The rear garden is to
the west.

© Witcombe Surveying and Conservation Ltd
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Figure 2 - Front elevation Figure 3 - Rear elevation

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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B Overall Opinion and Condition Ratings

This section provides our overall opinion of the property, highlights any areas of concern and summarises
the condition ratings of the different elements of the property. Individual elements of the property have
been rated to indicate any defects, and have been grouped by the urgency of any required maintenance.
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.

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

25 Sample Road is a 1970s bungalow in a typical condition for a building of this type and age. There are
some maintenance works now due to the building to avoid deterioration. The two main areas of concern
relate to the rear living room cavity wall, where there are high ground levels contributing to dampness on
the internal wall and floor and further investigations and repairs are needed, which are likely to include
lowering the external ground levels to below the damp-proof course, clearing cavities and associated
internal repairs, including re-plastering and an inspection of the condition of the floor in this area.

There is a lean to the front gable end, which has led to a gap opening up in the tiles. Restraint work is
needed here between the wall and the roof structure, together with re-laying the verges.

There was also evidence of cavity wall tie corrosion at the property and you should commission a cavity
wall tie inspection prior to purchase and obtain quotations for these works.

Providing you carry out these repairs and do not allow the building to deteriorate, | do not envisage any
particular difficulties in resale of the bungalow.

This report is confidential to the named client and their professional advisers and must not be disclosed

in whole or part to a third party without my written permission. | do not accept liability or responsibility for
this report to any third party.

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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To determine the condition of the property, we assess the main parts (the Oelements@y the building,
garage and some outside areas. These elements are rated on the urgency of maintenance needed,
ranging from Overy urgent® to Ono issues recordedO.

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.

Element no.

Document name

D5 Windows and Outside
Doors

Obtain FENSA Certificate for the replacement windows and doors.

Breast and Flues

D6 Conservatory and | Obtain Building Regulations Approval or FENSA Certificate for the conservatory roof,
porches windows and doors.
E5 Fireplaces, Chimney

Obtain gas safety certificate for the living room gas fire prior to being used.

F1 Electricity

Obtain valid electrical certificate for the main bungalow, the conservatory and the
garage.

F2 Gas/Oll

Obtain gas safety certificate for the boiler.

F4 Heating and Hot Water

Obtain Building Regulations Self-Certification Certificate for the installation of the
boiler and evidence of maintenance and servicing.

G3 Gardens, Fences and
Paving

Obtain Planning Permission for the extended driveway if a permeable surface was
not used.

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
D4 Main Walls
D6 Conservatory and porches
E3 Walls and Partitions
E4 Floors
E5 Fireplaces, Chimney Breast and Flues
F1 Electricity
F2 Gas/Oill
F4 Heating and Hot Water
Gl Garage

Level 2 Homebuyer Sample

© Witcombe Surveying and Conservation Ltd
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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
D2 Roof Coverings
D3 Rainwater Pipes, Gutters and Roofline
E7 Kitchen and Bathroom Fittings
F5 Drainage
G3 Gardens, Fences and Paving

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

D1 Chimney Stacks

D5 Windows and outside doors

El Roof Structure

E2 Ceilings

E6 Built-in fittings and woodwork(staircase and joinery)
F3 Water

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 Other Joinery and Finishes

D8 Other External Items

ES Other Internal ltems

F6 Common Services

F7 Other Services/Features

G2 Permanent Outbuildings and Other Structures

Level 2 Homebuyer Sample

© Witcombe Surveying and Conservation Ltd



Page 10

URGENT REPAIRS

Relating to Condition 3 Urgent Repairs only

Provide restraint straps between the front gable end wall and roof structure. Re-lay verges

Lower rear paving, clear any debris from lower cavity to the living room. Internal re-plastering and
replace skirting in the living room

Replacement of wall ties (inspection needed to confirm this).

Lower external paving against the conservatory, clear cavities and replaster internally within the
conservatory

Inspection of living room joists and boards. Replace any timber affected by wood rot 1.5m past area of
infestation.

Replace garage rear window. A lintel will need to be provided above it.

Rebuild front garden boundary wall or replace with fence.

FURTHER INVESTIGATIONS

Cavity wall tie inspection and quotation for replacement prior to purchase. Inspection of rear living room
and conservatory lower cavity walls and clearing any debris.

Inspection of rear living room floor void around the rear door to check for any signs of decay to joists
and boards.

Electrical test and inspection if valid certificate not available.

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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C About the property

Approximate year of  1970s

construction

Approximate year
the property was
extended

Approximate Year
the Property was
Converted

Information relevant

to flats and
masionettes

Accommodation

Construction

Energy Efficiency
Rating

Issues Relating to
the Energy
Efficiency Rating

Gas/Oil
Electricity
Water
Drainage
Central heating

Other services or
energy sources
(includes feed-in

tariffs)

Grounds

Locations and
Facilities

Level 2 Homebuyer Sample

2000s conservatory

N/A

N/A

The bungalow is on a single storey. There is a central entrance hall and corridor
with an airing cupboard, two front bedrooms, rear living room, rear kitchen with
a door into a conservatory.

The walls are cavity construction in stretcher bond brickwork externally with a
rendered section to the front gable. There are replacement uPVC windows. The
roof is covered in concrete tiles with a cut and pitched rafter roof. Floors are
suspended timber construction.

Current E50 - Potential C-78

No discrepancies seen on site. The most cost effective suggestion is improving
loft insulation.

Mains gas
Mains
Mains
Mains
Gas boiler
N/A

At the front of the bungalow there is a single width drop down kerb onto a
sloping driveway, a narrow drive to the garage set to the rear of the house, a
rear conservatory and a rear garden with an area of patio and raised lawn. At the
rear of the lawn there is a double fence line and boundaries must be confirmed.
(See Issues for Legal Advisers).

The property is located towards the northern outskirts of Hastings in an area
with similar semi-detached and detached bungalows and occasional two storey
houses. There is a school and athletic track directly opposite and there will be
associated noises.

Directly outside the property there are double yellow lines. On the other side of

© Witcombe Surveying and Conservation Ltd
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and sub soill
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the road there are some areas to park but this can become busy, especially at
dropping off and picking up times for the school and events at the track.

There is a short walk to Alexandra Park and a short drive to the commercial
centres of Hastings and Silver Hill.

The property is on a steeply sloping hill with a driveway sloping towards the
house and there could be surface water runoff collecting against the bungalow.
A drainage channel has been provided to collect this water and must be
regularly cleared.

The subsoil is Wadhurst Clay. The volume of clay can be affected by moisture
content and lead to foundation movement. It is important that trees are not
allowed to grow up around the property and drains must be maintained.

Consult with your solicitor to obtain conveyancing searches and environmental,
flooding, water supply and drainage reports.

© Witcombe Surveying and Conservation Ltd
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D Outside the Property

LIMITATIONS TO INSPECTION

D1 CHIMNEY STACKS
There is a central chimney stack on the party wall line shared with the neighbouring property. The subject side has
had repointing and re-dressing works carried out to the lead and is in good condition.

There is a further chimney stack on the north hip end slope. This has had similar works undertaken. No current repair
works are needed.

Uncovered chimney pots can allow water to run down the flue leading to water penetration and dampness.

Photo - 4 The shared chimney stack Photo - 5 The north chimney

D2 ROOF COVERINGS

The roof is covered in the original concrete tiles and the roof covering continues over the party wall to the adjoining
property to the south. The tiles are generally in good condition. There is some discolouration and extensive moss
growth. Ideally this should be removed but care should be taken not to damage the tiles.

A gap has opened up on the front projecting gable end and the two verges here now require re-laying following the
gable end brickwork being restrained to the roof.

There is some missing and loose mortar to the ridge and hip tiles and these should be re-bedded as part of general
maintenance. There is a broken single tile on the front slope which should be replaced.

The inspection is visual only and we cannot confirm the condition of concealed battens, batten fixings or slateftile
fixings. These can show as defects, with the roof covering sliding down the roof but in some cases, they can corrode
without visual evidence and lead to movement in the roof covering needing full replacement. A further inspection
with safe access will be needed to confirm the condition and likely time until a re-covering is next needed.

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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URGENT REPAIRS

Provide restraint straps between the front gable end wall and roof structure. Re-lay verges

Photo - 6 Gap to verge tiles where gable end leans out Photo - 7 Missing ridge tile mortar

Photo - 8 Individual broken tile

D3 RAINWATER PIPES, GUTTERS AND ROOFLINE

The gutters are white coloured uPVC. They are generally in good condition. There is a uPVC fascia and painted
soffit board. The soffit board appears to be asbestos cement.

Soffits and fascias can have asbestos boarding. Any suspect materials should be tested and HSE guidance followed
before being disturbed. There is also a risk that modern fascias and soffits cover older materials, which could be
asbestos or decaying timber, which would later require replacement.

There are some areas of debris in the gutters and some of the gullies are partially blocked with leaves. These should
all be cleared as part of general maintenance works.

The fascias or soffits do not have air vents and as an improvement, | would suggest that these are installed to reduce
the risk of condensation and timber decay in the roof space.

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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Photo - 9 Suspected asbestos cement soffits

D4 MAIN WALLS

The walls are cavity construction with a brick outer leaf and inner brick or blockwork leaf connected by metal wall
ties. Wall ties can corrode over the years leaving the different parts of the wall unconnected. This is often seen as
horizontal cracks but can sometimes happen without warning. This will only be seen with a cavity wall tie inspection
with a borescope or opening up works.

There are some areas of horizontal gaps between the brick and mortar suggesting cavity wall tie corrosion. | would
suggest a cavity wall tie inspection by others prior to purchase, together with a quote for the necessary wall tie
replacements.

| saw no sign of significant structural movement to suggest subsidence at low level.

The front gable end has a lean to the front and as noted under Roof Coverings, restraint work is now needed.

On the side and rear of the building there are higher ground levels. This appears to be leading to water penetration
affecting the rear living room internal walls. Ground levels should now be reduced and further investigation
undertaken of the cavities. They may need clearing. | also suggest that airbricks are installed in the rear wall to better

ventilate the floor.

The depth of foundations cannot be inspected and we cannot confirm whether they are of sufficient depth not be
affected by subsoil movement.

Lintels are not always visible to cavity walls with an external brick leaf. In some cases the lower lip of the lintel can
be concealed within the depth of the wall or the window frame. In other cases there might not be any lintel to the
window head, which could have previously been supported by a stronger timber frame. There is a risk that, whilst

there may not be any sign of cracking, this could later deflect, or when you come to change windows lintels will need
to be installed.

URGENT REPAIRS

Lower rear paving, clear any debris from lower cavity to the living room. Internal re-plastering and replace
skirting in the living room

Replacement of wall ties (inspection needed to confirm this).

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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Photo - 10 Corroding wall ties affecting mortar Photo - 11 Gaps between brickwork and mortar likely to be
caused by wall tie corrosion

Photo - 12 No lintel visible over side window Photo - 13 Paving built up too high against rear damp proof
course.

D5 WINDOWS AND OUTSIDE DOORS

The windows are replacement uPVC double glazed units. These were in fair condition. | did not see any sign of
failed sealed units with misting in between the panes of glass. Where tested internally windows opened and closed
satisfactorily.

Lubrication is needed to some of the window running gear and hinges.
DOCUMENTS

Obtain FENSA Certificate for the replacement windows and doors.

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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Photo - 14 Minor corrosion to the running gear Photo - 15 Replacement uPVC windows

D6 CONSERVATORY AND PORCHES

The conservatory is a modern addition being an infill between the rear of the bungalow and the detached garage set
to the rear. You should check if there are any guarantees running with the conservatory.

The conservatory has failed sealed roof units with water collecting in the double glazed units. There are also loose
end panels. The conservatory is now due for repair and some renovation with all failed glazed units to the roof and
walls being replaced and end caps being refitted.

There is a perimeter gutter which must be kept clear as any blockage here could lead to water penetration which
appears to have affected the internal wall of the garage in the past.

The garage side wall has high moisture meter readings internally and damage to the plaster. This also appears to be
caused by the high ground levels to the paving, which has also led to damage within the living room. Ground levels
must be reduced here and the lower cavity cleared.

The conservatory floor is in solid construction and tiled. There are some cracks to the tiles but no sign of major
movement.

DOCUMENTS
Obtain Building Regulations Approval or FENSA Certificate for the conservatory roof, windows and doors.
URGENT REPAIRS

Lower external paving against the conservatory, clear cavities and replaster internally within the
conservatory

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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Photo - 16 Water in conservatory roof glazed unit Photo - 17 Water penetration affecting the conservatory wall
Photo - 18 Conservatory roof with loose end panels. Photo - 19 Water in glazed sealed unit
D7 OTHER JOINERY AND FINISHES N I
D8 OTHER EXTERNAL ITEMS NI

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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E Inside the Property

LIMITATIONS TO INSPECTIONS

E1 ROOF STRUCTURE

The roof structure is accessed via a hatch in the corridor. The roof structure consists of ceiling joists which run in
different directions throughout the roof, rafters rising to a ridge board or deeper hip tiles and two layers of purlins
supported on struts.

There was no sign of major structural movement to the roof. | did not see any sign of extensive woodworm infestation
or dampness.

There are two layers of insulation but this has been lifted in places, possibly from past pipework. This should be
re-laid as it could promote condensation in the rooms below.

There were some rodent droppings seen within the roof and you should consult with a pest controller to determine
whether this is a current infestation and enact control measures.

The front gable end wall has an outward lean, as noted previously and restraint works are now needed.
Sarking felt or a breather membrane is present below the roof coverings and battens. This acts as a second layer

of protection in case there is a gap in the roof covering. This however conceals the battens and roof covering and |
cannot comment on their condition.

Photo - 20 The roof structure Photo - 21 Lean on front gable end wall

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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Photo - 22 No sign of water penetration Photo - 23 The party wall

E2 CEILINGS

The ceilings appear to be plasterboarded where inspected from the roof space above. There is a textured woodchip
paper and polystyrene cornicing.

There is some minor condensation spotting to the corners of the room and the bathroom and as noted insulation
should be improved.

In some cases boarded ceilings are concealed by plaster, wallpaper or paint and can be other materials including
fibre board which can be flammable or asbestos boarding which can be hazardous to health. There could be
expense in managing the risk or removing these materials.

Textured ceiling finishes such as Artex can contain asbestos. This can be sealed with paint but if it is to be disturbed,
an asbestos test should take place and HSE Guidance followed.

E3 WALLS AND PARTITIONS

The internal face of the external walls is solid plastered and is likely to be on the blockwork inner leaf of the wall.
There was some condensation in the lower corners of the rooms and ventilation and heating should be improved to
reduce the risk of this. Also wherever possible furniture should be pulled away from the corners of the rooms.

There is some minor cracking around the lintels and below the windows but this is not major structural movement
and extensive repairs are not needed.

In the living room there is damage to the lower plaster and further investigation is needed of the cavity and reducing
the external ground levels.

Cavity walls are designed for the outer leaf brickwork to be completely separated from the inner leaf to keep water
and moisture away from the inner leaf of the building. In older walls debris can fall down the cavity leading to a
bridging of the wall and transferring dampness to the internal leaf. Older cavity walls often have to have the cavities
cleared to stop this.

Moisture readings were taken with the Protimeter Surveymaster moisture meter. This measures moisture content in
timber as a percentage and moisture content in plasterboard, plaster, concrete and brickwork on a Relative Scale
(RS) giving a percentage of Wood Moisture Equivalent (WME). Non-destructive sub-surface readings can also be
taken on a low, above average and high basis (green, amber, red). The meter was calibrated before use. Damp,

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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poorly ventilated timber is at risk of the virulent fungus of dry rot. Damp timber is also at risk of beetle attack, such as
woodworm or (in hardwoods) deathwatch beetle. Generally, timber can be considered at risk above 16-18% moisture
content. Woodworm larvae struggles to survive below 12%. The meter was calibrated before use.

Moisture meter readings were generally satisfactory throughout the internal walls and partitions but there were higher
readings of around 35% on the rear wall of the living room where there is damage. There were also higher readings
of 24% on the skirting, which could be susceptible to timber decay.

As part of the repairs to the living room rear wall internal replastering and replacement of skirtings should take place.
Some infilling will also be needed to the minor cracks in the walls and partitions.

Older solid plaster walls would have originally become damp and allowed evaporation from lime plaster on the
internal surface and the external wall and some dampness should be accepted. However, this dampness can affect
internal joinery, such as skirtings and there is a risk of timber decay affecting the skirtings and floors in these areas.
This is a standard risk in older houses.

Photo - 24 Condensation in the lower front corner Photo - 25 High moisture meter readings on rear wall of living
room

E4 FLOORS

The floors are suspended timber construction. It should be noted that the concealed floor joists and underfloor void
could not be inspected. Joists, especially when built into external walls, can become damp and decayed and this
risk must be accepted. An inspection of the floor voids will be needed to confirm the condition of timbers and check
whether wet or dry rot, which can spread, is present and woodworm infestation. Dry rot can spread to other dry parts
of the building requiring large areas of structural timbers to be replaced. Improvement of the underfloor ventilation
with airbricks will help to dry out timbers.

There is a laminate or engineered type board to much of the floor. This can disguise the true moisture meter readings
of the floor and conceal the condition of the screed or original floor boards. There is a risk of concealed defects
with these types of floors. Where | was able to take moisture meter readings in the original floor boards they were
satisfactory at around 8% to 11%.

Older floor boards can often be affected by woodworm infestation and unless there is recent evidence it is not
clear whether this is ongoing. Generally woodworm larvae requires a moisture content of 12% to survive. You may
find that when you lift carpets and floor coverings areas of floor could be affected by woodworm infestation and
floor board and possible joist replacements will be needed. Wherever possible treatment should be via drying with
increased ventilation and improved heating and preservative treatment should only be used if other options are not
possible.

Carrying out the heel drop test in the rooms this was satisfactory and spirit level readings were also satisfactory.

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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In the north bedroom there were older vinyl tiles on the floor. Older vinyl tiles can contain asbestos, also older
bitumen securing tiles or parquet flooring can contain asbestos fibres and if they are to be disturbed, | would suggest
that they are first tested and HSE guidance followed.

The living room floor gave high moisture meter readings against the rear door opening. This appeared to be linked to
the high ground levels externally and high moisture meter readings on the rear wall. Here | suggest that the condition

of the floor is inspected. Floor boards will need to be removed and replacements to floor boards and joists may be
needed.

URGENT REPAIRS

Inspection of living room joists and boards. Replace any timber affected by wood rot 1.5m past area of
infestation.

Photo - 26 Laminate covered floors Photo - 27 Dampness around rear living room door

ES FIREPLACES, CHIMNEY BREAST AND FLUES

In the living room there is a timber fireplace surround with a gas fire in the opening. This has not been in recent use
and is still served by gas through microbore pipework from the floor. This must be tested and a gas safety certificate
issued prior to use as there can be a risk of carbon monoxide poisoning. A condition rating of 3 is given for this.

The north chimney breast is directly over the airing cupboard partition and is no longer in use. This may have been
for an original floor standing boiler.

DOCUMENTS

Obtain gas safety certificate for the living room gas fire prior to being used.

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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Photo - 28 The living room gas fire

E6 BUILT-IN FITTINGS AND WOODWORK(STAIRCASE AND
JOINERY)

The internal joinery consists of a short perimeter skirting with a quadrant in places for the laminate floor. There is a
hallway built-in cupboard and an airing cupboard with the hot water cylinder. The doors are modern timber panelled
doors with matching handles and were generally in good condition. | did not see any sign of timber decay but there is
a risk of decayed skirtings against the rear wall of the living room where there is water penetration. | have suggested
that these are replaced as part of the replastering works.

E7 KITCHEN AND BATHROOM FITTINGS

The bathroom has a modern suite with a close coupled ceramic cistern and pan. There is a basin over a vanity unit
and a bath with a separate shower and screen. The bathroom sanitary fittings were performing adequately. Some of
the mastic requires improvement around the bath.

The kitchen is a relatively recent installation with gloss finished doors and drawers. There was no sign of major
damage and the kitchen is in serviceable condition.

There is a risk that long term leaks, either through missing mastic or pipes, has affected the floor within bathrooms
and kitchens. Often this will not be seen until floor coverings are removed.

Much of the pipework is concealed and there could be leaking water or waste pipes.

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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Photo - 29 The bathroom Photo - 30 Loose mastic

Photo - 31 The kitchen

E8 OTHER INTERNAL ITEMS N I

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd
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F 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 that they work efficiently and safely, and meet modern
standards. In most cases we strongly recommend a specialist inspection of the electrical, heating and hot
water systems as these can be expensive and disruptive to improve.

LIMITATIONS TO INSPECTION

F1 ELECTRICITY

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.

Electricity enters the property within a boxing on the external wall with a company fuse and meter. Within the kitchen,
there is an older consumer unit with switchable fuses. This is an older installation that may require upgrading, at least
to the consumer unit. You should check if there is a valid electrical test and certificate, if not a test and inspection
should take place prior to purchase.

The property has mainly pendant lights and double sockets. There is a battery operated fire alarm in the hallway.
The garage has a modern consumer unit, a mains switch and MCB protected fuses.

You should ensure that there is a valid electrical test and certificate for all of the bungalow and the garage.

You should check if there is a valid electrical certificate for all electrical installations within and outside the property.
If there is not, or it does not cover any subsequent alterations, a specialist inspection should take place prior to
purchase. A Condition Rating of 3 is given for the need for certification as upgrading and re-wiring can be expensive

and disruptive.

We cannot confirm if all pipework is correctly earth bonded and you should discuss this with your electrician and
heating engineer.

DOCUMENTS

Obtain valid electrical certificate for the main bungalow, the conservatory and the garage.
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Photo - 32 Garage consumer unit Photo - 33 Main bungalow consumer unit

F2 GAS/OIL

Safety warning: All gas and oil appliances and equipment should regularly be mspected tested, maintained and
serviced by a registered OcompetenpersonOand in line with the manufacturerOsnstructions. 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 oil installations.

Within the property the gas will serve the gas fire in the living room and the boiler. The gas meter is located in a box
on the side of the property. There is a stop valve and meter.

You should check if there is a valid gas safety certificate. If not a test and inspection should be undertaken. A
Condition Rating of 3 is given for the need for certification.

DOCUMENTS

Obtain gas safety certificate for the boiler.

F3 WATER

In front of the driveway there is a cast iron cover on the pavement above a water meter and stop valve but the stop
valve key is missing.

Within the roof space there is a plastic water tank on a raised platform. The tank is covered in an insulated jacket.
Pipework has foam insulation, which is good practice. An overflow runs out to the north eaves.

Cold water flow rates from the kitchen tap were satisfactory and continuous. The other supplies are likely to be from
the cold water tank. These were slower but satisfactory.

You should confirm if the building has a water meter. In any case, water companies are now installing meters on
change of ownership.

| would recommend that a plumber inspects the pipe runs at the property as part of the boiler and hot water tank
inspection.
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Photo - 34 The cold water tank Photo - 35 The water meter

F4 HEATING AND HOT WATER

Within the kitchen there is a Glow-worm Flexicom 18HX boiler. This has a gas supply pipe at low level and a
condensate pipe out through the external wall. There is a fixed boxing above concealing pipework, which could run
into the ceiling before running to radiators. This appears to be a relatively recent installation. You should check if
there is a Building Regulations Installation Certificate and evidence of maintenance and servicing.

There is a central heating expansion tank in the roof space. | did not see any sign of leaks here. The support to the
expansion tank is very slender and would benefit from improvement.

The rooms are heated via radiators. The heating was on at the time of inspection and radiators were hot. There
appears to be under floor heating to the bathroom and the conservatory.

You should check if there has been a maintenance contract for the boiler and hot water system. If there has not,
I would recommend a test and inspection by a Gas Safe Registered heating engineer. This may also involve a

hydraulic test on the pipework if deemed necessary. A Condition Rating of 3 is given for the need for evidence of
recent inspection and maintenance.

DOCUMENTS

Obtain Building Regulations Self-Certification Certificate for the installation of the boiler and evidence of
maintenance and servicing.
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Photo - 36 The boiler Photo - 37 Corrosion at radiator joints

F5 DRAINAGE

There are two inspection chambers on the driveway. Only one of these could be lifted. There was no sign of
blockages, cracking or damage to the pipework here. There is a gully receiving wastes from the bathroom and the
side elevation and a painted asbestos cement soil pipe.

There is a drainage gully in front of the house with steeply sloping ground here. There could be surface water
runoff here and it is essential that this drainage gully is kept clear to avoid localised flooding. | could not confirm the
destination of this drainage channel.

At the rear of the building there is a boxed in gully within the conservatory. This could not be seen. There is a rain
gully at the rear which is clogged with leaves and should be cleared.

Only a small proportion of the drainage system could be seen in the inspection chambers. A specialist CCTV
inspection and report is recommended to confirm the condition of underground drains, which can be liable to
deflection or fracture.

Your solicitor should obtain copies of drainage plans for the property, determine whether there are shared drains on

the grounds and your liabilities for maintenance. In most cases you will be responsible for maintenance of the drains
within the boundaries of your property.

Photo - 38 Drainage channel in front of bungalow Photo - 39 Blocked gully
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Photo - 40 Garage drainage channel Photo - 41 Inspection chamber
F6 COMMON SERVICES NI
F7 OTHER SERVICES/FEATURES NI
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G Grounds (including shared areas for
flats)

LIMITATIONS TO INSPECTION

G1 GARAGE

The garage has slender half brick thick walls and ground levels are high on the neighbouring ground side. This may
be supporting the driveway in places.

There is a modern replacement roller shutter door operated by a keypad. The roof is covered in felt and appears to
have been recently replaced.

The side wall of the garage could not be seen as it has been lined within the conservatory. On the rear, there is
mortar erosion and this should be repointed. The side elevation door and window does not have a lintel. There is
some brickwork deflection here and a lintel may need to be installed in the future. On the rear elevation the rear
garage window is heavily decayed. This should be replaced and a new lintel provided above it.

Within the garage there is a very slender roof construction and some strengthening has been added but further
improvement may be needed.

The floor is concrete construction. Not all of this could be seen because of storage. Where | was able to view this
there was no sign of major cracking.

URGENT REPAIRS

Replace garage rear window. A lintel will need to be provided above it.

Photo - 42 The garage Photo - 43 Garage roof structure
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Photo - 44 Missing pointing on rear wall of garage Photo - 45 Decaying rear window

G2 PERMANENT OUTBUILDINGS AND OTHER STRUCTURES N I

G3 GARDENS, FENCES AND PAVING

At the front of the garden there is a slender brick wall. This has a lean back towards the bungalow and cracking.
This must now be rebuilt with a deeper foundation or replaced with a fence. The brickwork driveway appears to have
been extended to cover some of the front garden. You should check if Planning Permission was needed for this.
There is flower bedding in the front garden. | did not see any sign of Japanese Knotweed here.

At the rear of the building there is a patio. This has been built up too high against the bungalow and alterations and
reduction in level is now needed. (See Main Walls).

The kerb wall to the patio has had bricks removed. This suggests that water ponds on the patio and these have been
taken out to allow for drainage. Therefore the patio is not correctly draining and there is no drainage channel here.

The rear garden is laid to lawn with stepped levels up to the rear. The fencing is in poor condition and requires
replacement or improvement. You should check the ownership and maintenance liabilities for the fences.

On the rear boundary there is a double fence line and your solicitor should confirm the precise boundary. If it is the
far fence you will be responsible for the tall trees in this gap between the two fences.

We are specialist Building Surveyors not Botanists but as far as we could ascertain no Japanese Knotweed was
present within the grounds. The appearance of Japanese Knotweed changes throughout the year and might not
be visible, especially as 90% of Japanese KnotweedOsiomass can be below ground in its roots and rhizomes can
grow to a depth of 2m. Even after herbicide treatment has OeradicatedGhe aerial and surface growth, the deep
underground rhizomes can remain in a viable state and may do so for up to twenty years. We suggest you arrange
for a specialist to inspect further before purchase, especially if searches show evidence of Japanese Knotweed in the
local area. An attempt was made to inspect neighbouring boundaries for signs of Japanese Knotweed. No evidence
was seen but a full inspection was not possible.

DOCUMENTS

Obtain Planning Permission for the extended driveway if a permeable surface was not used.
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URGENT REPAIRS

Rebuild front garden boundary wall or replace with fence.

Photo - 46 Lean on front bondary wall Photo - 47 The rear garden
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H Issues for your legal advisers

We do not act as the 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, these will be
listed and explained in this section (for example, check whether there is a warranty covering replacement
windows). You should show your legal advisers this section of the report.

H1 REGULATION

D5 Windows and Outside

DOOTS Obtain FENSA Certificate for the replacement windows and doors.

D6 Conservatory and Obtain Building Regulations Approval or FENSA Certificate for the conservatory roof,
porches windows and doors.

E5 Fireplaces, Chimney . e - , : .
Breast and Elues Obtain gas safety certificate for the living room gas fire prior to being used.
F1 Electricity Obtain valid electrical certificate for the main bungalow, the conservatory and the garage.
F2 Gas/Oil Obtain gas safety certificate for the boiler.

F4 Heating and Hot Obtain Building Regulations Self-Certification Certificate for the installation of the boiler
Water and evidence of maintenance and servicing.

G3 Gardens, Fences and Obtain Planning Permission for the extended driveway if a permeable surface was not
Paving used.

The driveway has been replaced in concrete brick paving. This would have needed Planning Permission
if a permeable surface was used. You should confirm this.

The conservatory is under 30sq m and therefore may have not required Building Regulations Approval.

Obtain Building Regulations Approval Certificate for changes in layout to the bathroom and WC and
kitchen together with approval for new waste pipes.

The building has plastic framed windows and you should check that a FENSA Certificate is available or if
Building Regulations Approval was needed.

Obtain commissioning certificate and valid electrical certificate for the electrical installation. If not
available, commission a test and inspection prior to purchase.

Ensure that there is an electrical certificate for the alterations for the conservatory, bathroom and kitchen.

Obtain commissioning certificate and valid servicing and gas safety documentation for the boiler, heating
and gas fire installation. If not available, commission a test and inspection prior to purchase.

H2 GUARANTEES

You should check if there are any guarantees in relation to cavity wall insulation or cavity wall tie
replacement.

You should check if there are guarantees in relation to any damp-proofing, injected damp-proof course,
waterproofing plaster or dry lining system at the property and its terms.

You should check if there are guarantees for any preservative treatment carried out at the property.
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You should check if there are any warranties running with the boiler.
You should check if there are any guarantees for the kitchen and bathroom fittings.

The windows are double glazed uPVC frames. You should check there is a guarantee for the sealed
units, frames, hinges and running gear. If not, you will be liable for renewals and replacements. Not every
window has been checked for ease of opening.

You should check if there is a guarantee for the conservatory.
H3 OTHER MATTERS

Establish precise rear boundary line as there are two fence lines. You could be responsible for the
maintenance of the tall trees.

Your Solicitor should advise you of the flood risk of the property as part of the conveyancing searches and
you should make enquiries whether there have been any cases of flooding at the property in the past with
any associated insurance claims. Flooding can be caused by poor or blocked drainage systems and often
the destination of surface water drains cannot be confirmed, whether they run to formal soakaways or the
mains drainage system. It is important that this research is carried out as there could be a risk of localised
surface water flooding at the property.

If you are planning to purchase the property as a buy to let you should research the EPC of the property
and the current minimum standards needed for rented properties as upgrading may be needed which can
be expensive and disruptive. Your Letting Agent should advise you further on this.

You should check if there are gas safety and electrical certificates for the property and if not tests and
inspections should be undertaken.

Your Solicitor should establish whether you are responsible for maintenance of the drainage within your
property. Often when there is a shared drainage system with neighbouring buildings it will be the Water
Company's responsibility for maintenance but in other cases you will be responsible for drainage runs
to the main pipe or all pipework on the property out to the boundary or drain. You may wish to consider
obtaining an insurance policy for defects with the drains at the property. This can sometimes be obtained
from the Water Company.
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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, having existed for some time and which cannot be reasonably
changed.

1 RISKS TO THE BUILDING

It is unclear whether a lintel has been provided over the bathroom window and when the window was
replaced in uPVC it is unlikely it would have provided as strong a support as the original timber. There has
been minor deflection. No action is needed at present but this should be monitored. A lintel may need to
be provided in the future.

The electric under floor heating at the property was not tested.

This is a coastal town and there is a risk of sea birds nesting on the roof and chimney stacks and these
should not be disturbed by law.

Uninsulated pipework in the roof could be susceptible to freezing and damage.

Lintels are not always visible to cavity walls with an external brick leaf. In some cases the lower lip of the
lintel can be concealed within the depth of the wall or the window frame. In other cases there might not be
any lintel to the window head, which could have previously been supported by a stronger timber frame.
There is a risk that, whilst there may not be any sign of cracking, this could later deflect, or when you
come to change windows lintels will need to be installed.

Uncovered chimney pots can allow water to run down the flue leading to water penetration and dampness.

The inspection is visual only and we cannot confirm the condition of concealed battens, batten fixings
or slateftile fixings. These can show as defects, with the roof covering sliding down the roof but in some
cases, they can corrode without visual evidence and lead to movement in the roof covering needing full
replacement. A further inspection with safe access will be needed to confirm the condition and likely time
until a re-covering is next needed.

The walls are cavity construction with a brick outer leaf and inner brick or blockwork leaf connected by
metal wall ties. Wall ties can corrode over the years leaving the different parts of the wall unconnected.
This is often seen as horizontal cracks but can sometimes happen without warning. | did not see any signs
of horizontal cracking to suggest this is having a major effect on the wall, but there could be concealed
corrosion, this will only be seen with a cavity wall tie inspection with a borescope or opening up works.

Sarking felt or a breather membrane is present below the roof coverings and battens. This acts as a
second layer of protection in case there is a gap in the roof covering. This however conceals the battens
and roof covering and | cannot comment on their condition.

It should be noted that the concealed floor joists and underfloor void could not be inspected. Joists,
especially when built into external walls, can become damp and decayed and this risk must be accepted.
An inspection of the floor voids will be needed to confirm the condition of timbers and check whether wet
or dry rot, which can spread, is present. Improvement of the underfloor ventilation with airbricks will help
to dry out timbers

Dampness can affect internal joinery, such as skirtings and there is a risk of timber decay affecting the
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skirtings and floors in these areas. This is a standard risk in older houses.

Much of the pipework is concealed and there could be leaking water or waste pipes.
There is a risk that long term leaks, either through missing mastic or pipes, has affected the floor within
bathrooms and kitchens. Often this will not be seen until floor coverings are removed.

Hot water cylinders can corrode.
12 RISKS TO THE GROUNDS

The garage side and rear window and door openings do not have lintels, brickwork above could deflect
and a lintel should be installed when windows are replaced.

The front boundary wall has a lean and is at risk of collapse.

We are specialist Building Surveyors not Botanists but as far as we could ascertain no Japanese
Knotweed was present within the grounds. The appearance of Japanese Knotweed changes throughout
the year and might not be visible, especially as 90% of Japanese KnotweedOsbiomass can be below
ground in its roots and rhizomes can grow to a depth of 2m. Even after herbicide treatment has
Oeradicated¢he aerial and surface growth, the deep underground rhizomes can remain in a viable state
and may do so for up to twenty years. We suggest you arrange for a specialist to inspect further before
purchase, especially if searches show evidence of Japanese Knotweed in the local area.

I3 RISKS TO THE PEOPLE

In the north bedroom where | was able to lift the carpet against the side wall there is vinyl under the
gripper rods here. If this is to be disturbed an asbestos test should first be undertaken and HSE guidance
followed.

The gas fire must be tested before use and gas safety certificates provided, including for the boiler.

The property is of an age where asbestos containing materials could be present, especially within textured
ceiling finishes and older vinyl tiles. If they are to be disturbed they should be tested and HSE guidance
followed. Asbestos could also be present to lagging of service pipes, water pipes within roof spaces and
some composite slates.

You should check if there are valid gas and electrical certificates and if not tests and inspections should
be carried out.

Soffits and fascias can have asbestos boarding. Any suspect materials should be tested and HSE
guidance followed before being disturbed.

We cannot confirm whether safety glazing has been used in the internal doors and screens.
In some cases boarded ceilings and walls are concealed by plaster, wallpaper or paint and can be other
materials including fibre board which can be flammable or asbestos boarding which can be hazardous to

health. There could be expense in managing the risk or removing these materials.

Rodent droppings were seen within the roof and this could be an ongoing infestation of different species
and you should obtain advice from a pest controller.
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14 OTHER GENERAL RISKS OR HAZARDS

There is a risk that any alterations or changes in material to the building without the necessary Planning
or Building Regulations Approvals could be subject to enforcement action and expensive improvements
or replacement works.

Mortgage companies conditions for suitability of finance vary. Some lenders will not provide mortgages or
reduce value on items such as single skin walls; property over or near to certain commercial premises;
timber framed walls; buildings with certain types of cladding; flat roofs or different roof coverings;
properties without working kitchen and bathroom facilities; properties in poor condition or without
Planning, Building Regulations Approvals or Property ProfessionalO<Certificates. We do not advise on the
value of properties or suitability for mortgages and you should take separate professional advice on this
or obtain a physical mortgage valuation.
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J Declaration

"I confirm that | have inspected the property and prepared this report”

David Witcombe MRICS BSC(Hons) MSC
RICS Membership No - 1119859

For and on behalf of Mr & Mrs Example
Witcombe Surveying and Conservation Ltd

Signature

CONTACT INFORMATION

Witcombe Surveying and Conservation Ltd

Creative Media Centre

45 Robertson Street 01424 400232

Hastings www.witcombesurveyors.co.uk

East Sussex enquiries@witcombesurveyors.co.uk
TN34 1HL

RICS DISCLAIMERS

1. This report has been prepared by a surveyor (“the Employee") on behalf of a firm or company of surveyors (OtheEmployerO)The
statements and opinions expressed in this report are expressed on behalf of the Employer, who accepts full responsibility for these.
Without prejudice and separately to the above, the Employee will have no personal liability in respect of any statements and opinions
contained in this report, which shall at all times remain the sole responsibility of the Employer to the exclusion of the Employee.

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

To that extent that any part of this notification is a restriction of liability within the meaning of the Unfair Contract Terms Act 1977 it
does not apply to death or personal injury resulting from negligence.

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

I?Iease read the Witcombe Surveying and Conservation LtdOserms and conditions and the
ODescriptiorof the RICS Home Survey b Level 2' (at the back of this report) for details of what
is, and is not, inspected.
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K What to do now

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.

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 the 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:

* a description 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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L Terms and Conditions and Description
of Service

WITCOMBE SURVEYING AND CONSERVATION LTD TERMS AND CONDITIONS- LEVEL 2 HOME SURVEY

The Level 2 service includes a telephone call from the surveyor or administrative staff prior to inspection, arranging access to the property
via the vendor or estate agent, a confirmation letter by email, property inspection, a telephone call from the surveyor explaining the main
points and a report with photographs sent by email and post.

The client agrees to pay the agreed price prior to the report being issued via bank transfer. Interest may be charged for late payment. Debit
or credit card payments will not be accepted. If the survey is cancelled prior to the inspection taking place, we will make a full refund but
where the inspection has already taken place but not typed or corrected, a 50% charge will be made. A 75% charge will be made where the
report has been prepared but does not need to be issued. Payments received will not be 'Client's money' in accordance with the RICS' Client
Money Handling Professional Statement.

Due to short timescales between sending the terms and conditions and carrying out the survey, acceptance of these conditions constitutes
acceptance to waive your 14 day cancellation period under the Consumer Contracts Regulations 2013 if the inspection has started.

The Report is confidential to you and your professional advisers and must not be disclosed in whole or in part to a third party without my
written permission. We do not accept responsibility for this Report to any third party where a copy has been seen by others. The report must
not be sold on to or provided by you to the estate agent, another purchaser or the current owner of the property.

The RICS Description of Service and Standard Terms of Engagement (See below) apply in addition to these terms & conditions. Variations
in service from these documents and clarifications for Witcombe Surveying's Level 2 Home Survey include:-

- A list of defects requiring urgent or important repairs will be provided. Costings and timescales for repairs will not be provided. Should you
require cost estimates for urgent repairs, you should inform us that you wish to upgrade the survey to a Level 3 Home Survey prior to the
inspection taking place. There will be a higher fee for this. Cost advice can not be given on Level 2 reports once the report has been issued.
- Defects requiring only non-urgent repairs or maintenance works will not be listed or highlighted but may be described in the main body of
the report.

- The desktop study will be restricted to Estate Agents particulars, EPC, map view, geological subsoil research and if the building is Listed or
within a Conservation Area. Other environmental and locality factors advice must be obtained through the conveyancing process with reports
provided by companies such as Landmark and InfoTrack. The presence of Japanese Knotweed or invasive species in the local area, flood
risk or environmental issues will not be researched by the surveyor.

- The surveyor will highlight where permissions and consents might have been needed but will not research if permissions have been
obtained. This must be carried out via formal searches in conveyancing.

- A property owner/ agent questionnaire will not sent. If the property owner is present during the inspection relevant questions will be asked
but not documented.

- All information and data will be captured by dictation and photographs only.

- Roof insulation will not be walked over and where present, the inspection may take place from the hatch only.

Further fees for specialist tests or investigations will be payable to the specialists and arranged by you.

As an additional service, a Reinstatement Cost Assessment for Buildings Insurance purposes can also be provided for an additional fee.
This will typically be £125 plus VAT provided a request has been made to the surveyor prior to the visit for the inspection. If another visit is
needed to take details an hourly rate of £125 plus VAT will be charged which will also include travelling time and collecting keys from agents.
This could result in up to five hours' time charge depending on distance. Any other work over the extent agreed for the Level 2 survey will be
charged at £125/ hour (plus VAT) and agreed in advance.

The RICS member or regulated firm does not pay a referral fee or equivalent to any party who may have recommended them. We do not pay
referral fees for surveys to Estate Agents, solicitors or mortgage advisers. We do not receive referral fees or commissions from contractors
or tradesmen who we may refer to our clients to obtain quotations. Referral fees may be paid or received from other surveying firms where
jobs are re-distributed for workload or specialism reasons.

We may pay to advertise or be entered into trade directories. We may provide gifts to offices of companies who assist us in the survey
process such as Christmas and Easter gifts.

We do not advise on the value of properties or suitability for mortgages and you should take separate professional advice on this or obtain a
physical mortgage valuation.

We may carry out a survey for the vendor of a property we are inspecting on your behalf in the same house sale chain, but will only take
instructions once the first survey report has been issued.

Photos and descriptions of the inspection may be shared on social media but the address of the property will not be identified.
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Description of the RICS Home Survey D
Level 2 (survey only) service and terms of
engagement

THE SERVICE

The RICS Home Survey b Level 2 (survey only) service includes:

* a physical inspection of the property (see The inspection below) and

* a report based on the inspection (see The report below).

The surveyor who provides the RICS Home Survey B Level 2 (survey only) service aims to give you
professional advice to help you to:

* make an informed decision on whether to go ahead with buying the property

* take into account any repairs or replacements the property needs, and

* consider what further advice you should take before committing to purchasing the property.

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 inspects the inside and outside of the main building and all permanent outbuildings,
recording the construction and significant visible 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 OLimitations on the inspectiond box in the relevant section of the report.

The surveyor does not force or open up the fabric of the building. This includes taking up fitted carpets,
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.

The surveyor will enter the roof space and visually inspect the roof structure. Although the surveyor does
not move or lift insulation material, stored goods or other contents.

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 the surveyor
does not move or lift insulation material, stored goods or other contents.

The surveyor also carries out a desk-top study and, where the vendor is present during the inspection,
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.

The visual inspection cannot assess the efficiency or safety of electrical, gas or other energy sources;
plumbing, heating or drainage installations (or whether they meet current regulations); or the inside
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 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 and owned by the subject flat.

The surveyor does not inspect drains, lifts, fire alarms and security systems.

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

DANGEROUS MATERIALS, CONTAMINATION AND ENVIRONMENTAL ISSUES

The surveyor does not make any enquiries about contamination or other environmental dangers.
However, if the surveyor suspects a problem, they should recommend 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 (OCAR20120).
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 Odutyholder@s
defined in CAR 2012), 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.

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 objectively describes the condition of the elements and provides an assessment of the relative
importance of the defects/problems. Although it is concise, the RICS Home Survey D Level 2 (survey
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only) report does include advice about repairs or any ongoing maintenance issues. Where the surveyor
is unable to reach a conclusion with reasonable confidence, a recommendation for further investigation
should be made.

CONDITION RATINGS

The surveyor gives condition ratings to the main parts (the Oelements®f the main building, garage and
some outside elements. The condition ratings are described as follows:

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

* Condition rating 3 D 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.

* Condition rating 2 B 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 B 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

ENERGY

The surveyor has not prepared the Energy Performance Certificate (EPC) as part of the RICS Home
Survey b Level 2 (survey only) service for the property. Where the EPC has not been made available by
others, the most recent certificate will be obtained from the appropriate central registry where practicable.
If the surveyor has seen the current EPC, they will review and state the relevant energy efficiency and
rating in this report. In addition, as part of the RICS Home Survey P Level 2 (survey only) service, checks
are made for any obvious discrepancies between the EPC and the subject property, and the implications
are explained to you.

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 (OtheCompanyO)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.
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If the property is leasehold, the surveyor gives you general advice and details of questions you should ask
your legal advisers. The RICS Home Survey b Level 2 (survey only) report will identify and list the risks,
and explain the nature of these problems.

STANDARD TERMS OF ENGAGEMENT

1 The service B The surveyor provides the standard RICS Home Survey P Level 2 (survey only) 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:

* costing of repairs

* schedules of works

* supervision of works

* re-inspection

* detailed specific issue reports and

* market valuation and reinstatement costs

2 The surveyor B 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 B 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).

4 Terms of payment B You agree to pay the surveyorOs fee and any other charges agreed in writing.

5 Cancelling this contract B You should seek advice on your obligations under The Consumer Contracts
(Information, Cancellation and Additional Charges) Regulations 2013 (OtheRegulationsO)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 B 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 for it. 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.

Level 2 Homebuyer Sample © Witcombe Surveying and Conservation Ltd



Page 45

M Typical house diagram

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

Figure 7 Figuré 8
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O Site Notes

Internal Wall Moisture Meter Readings

In the entrance corridor, the walls each side of the door gave approximately 9% to 12% in the skirting,
14% above and green sub-surface. There was no sign of rot or woodworm infestation to the skirtings.
The partition with the south bedroom gave 8% in the skirting, 10% above, green to amber sub-surface.
Blockwork can sometimes give a false higher reading as it can conduct electricity. The moisture meter is
not a true indication of moisture but measures conductivity on a relative scale.

The partition with the living room gave readings in the skirting of between 9% and 12%, 13% above and
green sub-surface in the plaster. Within the south bedroom full readings could not be taken across the
front wall because of the radiator and storage. Where accessible the skirting gave 10%, above 9%. In
the corner where there was condensation moisture meter readings were satisfactory at between 8% and
12%, green to amber sub-surface. Therefore this is caused by condensation alone. There is no water
penetration here. The party wall in the bedroom gave satisfactory readings.

In the north bedroom the front corner was not accessible because of bed positions. The front wall skirting
gave 10%, plaster above 11% and green sub-surface. The side external wall gave 12%-13% in the skirting
and plaster, amber sub-surface. Moisture meter readings in the bathroom will not be accurate as there
is a waterproof covering of tiling. In the skirting on the side wall readings of up to 13% were obtained, in
grout joints in the tiling 10%, green sub-surface. The partition between the corridor and kitchen gave 9% in
the skirting, 10% above, green sub-surface. In the kitchen full readings could not be taken because of the
units which have lined backs. The rear wall gave satisfactory readings of up to 14%, green sub-surface,
including the door reveals. The partition with the living room gave 9% in the skirting, 12% above, amber
sub-surface.

In the living room the partitions were satisfactory at around 11% in the skirting, 12% above. There were
higher readings on the rear wall where there is damage. Moisture meter readings were up to 35%. The
skirting also gave higher readings of around 24% and this could be susceptible to decay. | would suggest
the skirting is replaced as part of the repair works.

Floors

Entrance corridor - Spirit level readings showed a slight slope to the front. No action is required in relation
to this.

Storage cupboard - Moisture meter readings taken in the boards were satisfactory at 11%. There were no
sign of woodworm holes here.

South bedroom - Where | was able to take moisture meter readings on the edge of the board, readings
were 8%-10%. Moisture meter readings could not be taken through the vinyl. Spirit level readings taken
at the centre of the room were level in both directions.

North bedroom - spirit level readings were level in both directions.

Bathroom - Spirit level readings here were level in both directions. Moisture meter readings taken in the
grout joints were around 11%, amber sub-surface.

Kitchen - Spirit level readings were level in both directions. Moisture meter readings will not be accurate

because of the laminate. Where taken in a laminate joint against the conservatory door readings were
9%.
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Living room - At the rear door opening where there were higher moisture meter readings on the wall the
floor boards gave high readings of up to 30%. There was no sign of rot or woodworm infestation here but
| suggest an inspection of the rear floor void to check the condition of the joists, replacements might be
needed.
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