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A
About the inspection and report

This Home Survey – Level 2 (survey and valuation) service has been produced by a

surveyor, who is a member of the RICS Valuer Registration scheme.

The surveyor has written this report for you to use. If you decide not to act on the advice in

this report, you do so at your own risk.
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About the inspection and report

As agreed, this report will contain the following:

• a physical inspection of the property (see 'The inspection' in section M) and

• a report based on the inspection (see 'The report' in section M).

About the report

We aim to give you professional advice to:

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

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

• take into account any significant 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. Also, we do not remove secured panels or undo electrical

fittings.

• 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

under-floor 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

‘elements’) of the building, garage and some parts outside. Some elements can be made up of

several different parts.

• In the element boxes in sections D, E, F and G, we describe the part that has the worst condition

rating first and then 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 surveyor’s opinion, need

to be dealt with or may affect the value of the property.

A
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Date of the inspection Report reference number

Level 2 Sample Report

About the inspection

Surveyor's name

Mike Cosy BA HND Civil Eng FRICS Dip Surv FCABE Reg Val

Surveyor’s RICS number

0102501

Company name

Cosey Homes Chartered Surveyors

Related party disclosure

This survey and report was completed by ________. I am a Chartered Builder with MCIOB and a Member

of RICS (MRICS). I have twenty three years surveying experience working in the Social Housing Sector

and the building industry.

I can confirm there is no conflict of interest in relation to this survey.

This report has been signed off by Mike Cosy FRICS Civil Eng. HND. BA. DipSurv FCABE, Registered

Valuer.

Full address and postcode of the property

Weather conditions when the inspection took place

Cold, wet and windy; air temperature was approximately 12 degrees Celsius at the start of the survey.

Status of the property when the inspection took place

Occupied and furnished.

A
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B
Overall opinion

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 L, 'What to do now', and discuss this with us if

required.
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NI
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

F7 Common services

G1 Garage
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C
About the property

This section includes:

• About the property

• Energy efficiency

• Location and facilities
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About the property

Type of property

A semi-detached split-level house, comprising three bedrooms.

The front faces Northeast.

Approximate year the property was built

Based on my knowledge of the area and housing styles, I am of the opinion the property was built in the

mid-1990’s.

Approximate year the property was extended

N/A

Approximate year the property was converted

The garage has been converted to a bedroom and utility. These works are believed to have taken place

around 2013.

Information relevant to flats and maisonettes

N/A

Construction

The property is built using traditional materials and techniques.

The ground floor is of suspended timber construction to kitchen and front of property. Rear living room

may be a floating floor to solid base.

The first floor is of suspended timber construction.

The outside walls are of cavity brick construction.

The roof is of timber construction with concrete interlocking tiles covering.

Accommodation

Living

rooms
Bedrooms

Bath or

shower

Separate

toilet
Kitchen

Utility

room
Conservatory Other

Lower

Ground
1

Ground 3 1 1 1

C
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 Gas Electric Solid fuel Oil None

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

Solar voltaic panels to roof of rear elevation.

Tariffs I believe to benefit the freeholders at present.

It should be confirmed by your legal advisor that the panels fitted to this property are wholly owned by the

vendor or are leased under a lender approved scheme. Some leasing agreements may not be lender

compliant and thus reduce the suitability of this property for mortgage security and thus restrict saleability.

Other energy matters

N/A
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Local environment

According to the GOV.UK flood risk assessment website, the property is located in an area which is at

very low risk of surface water flooding and at very low risk of flooding from rivers and seas. For more

information please visit - https://flood-warning-information.service.gov.uk/long-term-flood-risk/.

According to Public Health England's interactive Radon map, the property is located in an area where

approximately between 1% - 3% of homes are above the Action Level of 200 Bq/m3 (no. of radon nuclei

disintegrating per m3 every second). Radon is a radioactive gas, formed by the radioactive decay of

uranium that naturally occurs in all rocks and soils. Prolonged exposure to high levels of radon can

increase the risk of developing lung cancer, especially in smokers and ex-smokers. Please note that the

only way to know whether an individual property is affected is to have it tested. For more information visit -

http://www.ukradon.org/.

According to The Coal Authority's interactive map, the property is located in a Coal Mining Reporting Area.

For more information and/or to view the interactive map for yourself, please visit

http://mapapps2.bgs.ac.uk/coalauthority/home.html.

No environmental search has been undertaken. We recommend that your legal advisor obtain an Enviro

All-in-one from the coal authority, a detailed property specific contaminated land, flood risk and ground

stability report. This report will also include confirmation as to whether this property requires a coal mining

report.
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D
Outside the property
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occupants.

Locking mechanism is a five point locking system with mushroom cams and central mortise. Euro

cylinder is of poor quality and should be replaced immediately with a star rated cylinder. This door

is externally hinged and opens outward onto steps. Steps provided required 400mm landing but

door should open inward ideally, not into steps.

Internal entrance door to kitchen is also white UPVC fully double glazed with central transom. This

door opens inwards. Locking mechanism is also five point locking system with mushroom cams

and central mortise. Euro cylinder is of poor quality and should be replaced immediately with a star

rated cylinder.

Both sealed units have failed to this door. No toughened etching identified here either. Glass and

sealed units should replaced with toughened glass. Threshold to door has broken from being stood

on. This is generally a cosmetic issue as door is not exposed to elements.

Both conservatory doors are white UPVC construction, half glazed to top, with central transom and

GRP bottom panel. Locking mechanism are five point locking system with parrot hooks and

mushroom cams. Euro cylinders are of good quality being one star rated. Rear door to

conservatory has a secure by design handle protecting cylinder.

The double glazing units to the porch and internal kitchen door have failed and the space between

the glass panes has 'misted' over. This is not a serious defect but is unsightly and can reduce the

thermal efficiency of the double glazing. You should replace these soon. Where some double

glazed panels have failed, the remainder could suffer similar problems and you should plan to

replace more in the near future. It can be difficult to replace just the double glazed units on older

windows. In these cases, you may have to plan to replace the whole window.

Rear French doors are white UPVC construction fully double glazed with toughened glass. Side

lights to French doors are integral with frame. Locking mechanism is a nine point locking system

with parrot hooks, mushroom cams and top and bottom shoot bolts. Euro cylinders are of poor

quality and should be replaced immediately with star rated cylinders.

All doors operated as intended.

Windows and doors in critical locations i.e. windows below 800mm from floor level and doors

where the glass comes within 1500mm of the floor level to the start of the glass must contain

safety glass (toughened or laminated) and must include the relevant safety mark clearly visible to

comply with Approved Document K.
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E
Inside the property
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No damp identified here to front or rear of this wall.
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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 they work

efficiently and safely, and meet modern standards.

Page 53RICS Home Survey - Level 2 (survey and valuation)















G
Grounds

(including shared areas for flats)
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Each tree has a ‘zone of influence’ - the area from which a tree absorbs moisture. The potential

impact on a property depends on whether a property sits within the zone of influence. The extent of

the zone depends upon the type of tree and the location of other trees.

The Association of British Insurers (ABI) has produced a guide for tree types against

recommended distance from the property; however, it must be stated that this represents the

maximum distance.

Below is an extract of the main species.

Species, Normal Mature Height (m), Safe Distance (m)

Apple/pear, 12, 10

Ash, 23, 21

Beech, 20, 15

Cypress, 25, 20

Cherry, 17, 11

Elm, 25, 30

Hawthorn, 10, 12

Holly, 14, 6

Horse Chestnut, 20, 23

Laurel, 8, 6

Magnolia, 9, 5

Oak, 24, 30

Pine, 29, 8

Plum, 12, 11

Poplar, 28, 35

Sycamore, 24, 17

Spruce, 18, 7

Willow, 24, 40

Yew, 12, 5

There is a timber shed in the rear garden. It should be verified whether this is included in the sale

of property.

Shed is constructed on a brick foundation. Roof is in reasonable condition. Glazing is plastic. LHS

window plastic is split to centre. This should be replaced for security purposes.

As previously described there are retaining walls to LHS and rear. These are of solid brick

construction and appear adequately constructed and undamaged.
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H
Issues for your legal advisers

We do not act as a legal adviser and will not comment on any legal documents. However,

if, during the inspection, we identify issues that your legal advisers may need to investigate

further, we may refer to these in the report (for example, to state you should check

whether there is a warranty covering replacement windows). You should show your legal

advisers this section of the report.
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Issues for your legal advisers

H1 Regulation

You should ask your legal adviser to confirm whether garage conversion to bedroom and utility has

received building regulation approval (including the issuing of a final completion certificate) from the

relevant authority and advise on the implications.

With regard to any alterations carried out to the property in the past, we strongly recommend that you

instruct your Legal Adviser to make the necessary enquiries to ensure that all appropriate consents were

obtained. Structural alterations such as the removal of chimney breasts, partitions and loft conversions are

often carried out without obtaining the necessary consents. Where the means of support are concealed

within the structure or casing we cannot comment on their suitability and we recommend that further

investigations be carried out.

H2 Guarantees

You should ask your legal adviser to confirm whether there are any remaining guarantees, and if so,

confirm whether these are transferable.

H3 Other matters

Parts of the property are shared with the neighbouring property. Before you carry out any repairs or

alterations, you may have to get your neighbour's agreement to the work. You should ask your legal

adviser to confirm this and explain the implications. These sections typically include chimney stacks, roof

coverings, walls, etc.

I have been told client that the property is freehold. You should ask your legal adviser to confirm this and

explain the implications. Client is presently in a tenancy agreement with vendor.

The precise boundaries of the site should be identified and it should be noted which of these carry

maintenance liability.

We are unaware of any development or road widening proposals that are likely to affect the property

directly. We would recommend that you instruct your Legal Advisor to make the usual searches in this

regard.

Your Legal Advisor should confirm the ownership and liability for footpaths and other access ways around

the property.

Your Legal Advisor should confirm that there are rights of way to your property from the public highway.

External locks to doors should be checked to ensure they meet your conditions or those of your insurers.

The Surveyor will assume that the property is not subject to any unusual or especially onerous restrictions

or covenants which apply to the structure or affect the reasonable enjoyment of the property.

The Surveyor will assume that the property is unaffected by any matters which would be revealed by a

Local Search (or their equivalent in Scotland and Northern Ireland) and replies to the usual enquiries, or by

Statutory Notice and that neither the property nor its condition, its use or its intended use, is or will be

unlawful.

H
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I
Risks

This section summarises defects and issues that present a risk to the building or grounds,

or a safety risk to people. These may have been reported and condition-rated against

more than one part of the property, or may be of a more general nature. They may have

existed for some time and cannot be reasonably changed.
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Risks

I1 Risks to the building

The property is located in a coal mining reporting area, meaning coal mining activities could have taken

place near the property's location in the past. It is recommended that you obtain an environmental report

through your legal advisors.

Tear to underfelt.

No diagonal wind bracing to trusses.

Unknown if recessed downlights are appropriately IP rated.

Unknown if front ground floor wall is tanked.

Limited subfloor ventilation to the front.

No evidence the solid fuel appliance has been recently tested.

Bath sealant requires replacement.

No extractor fan to the bathroom.

No evidence the electrical installation has been recently tested.

Internal stop tap location unverified.

Condition of underground drains unknown.

Tree within zone of influence to rear garden.

I2 Risks to the grounds

Mining - see previous section.

Tree within zone of influence to rear garden.

It is not possible during the course of our inspection to determine the many different types of plants,

shrubs, and trees within close proximity to a property. Whilst the influence of trees may be noted, if

causing damage at the time, no responsibility will be considered or attached for the future influence or

damage howsoever caused by plants, shrubs, and trees.

I3 Risks to people

In some parts of the country, a naturally occurring and invisible radioactive gas called radon can build up

in properties. In the worst cases, this can be a safety hazard. This property is in an area where some

properties may potentially be affected by high levels of radon gas. You should ask the current owner if

they have had the house tested for radon levels. If not, you can ask an appropriately qualified person to

assess this property, however, please note the average testing period for radon is around 3 months. In

most cases, remedial works (if required) are not too expensive. You should ask your legal adviser to

I
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J
Property valuation
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• 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).
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15) The ground has sufficient load-bearing strength to support any of the existing buildings and any other

constructions that may be erected in the future.

16) There have been no contaminative or potentially contaminative uses ever carried out in the property.

Should it be established that contamination, seepage or pollution exists at the property or on any

neighbouring land or that the premises have been, or are being, put to a contaminative use, then this

might affect the values stated in the report.

17) There are no abnormal ground conditions, archaeological remains, or hazardous or deleterious

materials present which might adversely affect the present or future occupation, development or value of

the property.

18) Unless otherwise advised within the report, we have assumed the property is free from rot, infestation,

structural and/or design defects.

19) The property is not contaminated and is not adversely affected by the Environmental Protection Act

1990 or any other environmental law.

20) Any processes carried out on the property which are regulated by environmental legislation are

properly licensed.

21) Any planning permissions and Building Regulation consents (including consents for alterations) have

been obtained and complied with.

22) If leasehold, and unless advised otherwise by yourself, your agent, or anyone else acting on your

behalf, we have assumed the property will have an unexpired lease term of at least 125 years.

23) Any further investigations recommended within this report will not lead to any onerous or excessive

costs of repairs. If there are any significant costs associated with the repairs required, this should be

reflected in your offer price.

If any of the assumptions are incorrect, we wish to reserve the right to alter the report and/or our opinion of

valuation accordingly.

Statements:

1) All valuations are compliant with the latest edition of the RICS Red Book.

2) All valuations are carried out in accordance with the Practice Statements and Guidance Notes set out in

the terms of the Valuation Standards, published by the RICS.

3) In the absence of any information to the contrary, no allowance has been made for rights, obligations or

liabilities arising under the Defective Premises Act 1972.

4) Unless a RICS Level 3 Building Survey has been instructed in addition to a valuation, we have not

undertaken a full building survey and not tested any services or inspected woodwork or other parts of the

structure, which are covered, unexposed or inaccessible.

5) We have not undertaken any site investigation, geological, mining or geophysical survey and therefore

cannot clarify whether the ground has sufficient load-bearing strength to support any of the existing

buildings or any other constructions that may be erected in the future.

6) We have not included plant and machinery not forming part of the service installations of the building.

Furniture and furnishings, fixtures, fittings, stock and loose tools are excluded.

7) No account of any goodwill that may arise from the present occupation of the property is allowed for in

our valuation.

8) We have not carried out any environmental audit or other environmental investigation.

9) We have not considered the cost implication in relation to any compliance with the Equality Act 2010.

10) We have taken no account of any other taxation liability that may arise on disposal, or acquisition.

11) No allowance has been made to reflect any liability to repay any government or other grants or

taxation allowance that may arise on disposal.

12) Our maximum liability for all advice and services provided in connection with this valuation is

£1,000,000.

13) Our reinstatement valuation is based on RICS, BCIS or another form of verifiable published data

relating to building costs. The figure provided is therefore only a very broad estimate. No allowance is

given to unusual ground conditions, removal of dangerous materials and therefore should be used only as

a guide.
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My opinion of the market value shown could be affected by the outcome of the enquiries by your legal

advisers (section H) 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 the report.

Other considerations affecting value

Definition of Market Value:

The estimated amount for which an asset or liability should exchange on the date of valuation between a

willing buyer and a willing seller in an arms-length transaction after proper marketing wherein the parties

had each acted knowledgeably, prudently and without compulsion.

Method of Valuation:

Comparable.

Reinstatement Cost Assessment (RCA) is the basis adopted by the Royal Institution of Chartered

Surveyors (RICS) for undertaking an appraisal of property for insurance purposes. The term reinstatement

indicates to repair, reconstruct or renew assets to a condition equal to but not better than when new. This

assessment is all-encompassing and can often include inspection and reporting on a wide range of

properties of differing size, type and use incorporating complex structures and installations. Reinstatement

costs are calculated to rebuild the property, with costs of demolition, professional fees, any statutory

authority fees and the relevance of current statute which could impact on the reinstatement cost

assessment itself.

Comparable information is typically obtained from one or more of the following sources: Government Land

Registry sold house prices, Rightmove/Zoopla sold house prices, Rightmove Plus, and/or discussion with

local estate agents. If necessary, we have made adjustments and assumptions to the chosen comparable

properties when arriving at our valuation to allow for number of bedrooms/bathrooms, floor area size, type

of property (e.g. detached, terraced, etc.), additional features (e.g. conservatories, garages, etc.), general

condition and finishes, and location. Where appropriate, we may calculate the approximate percentage

change in prices of the chosen comparable properties since the time of their sale to the date of valuation,

using online house price calculators such as the Nationwide House Price Calculator and Acadata House

Price Calculator.

Please note: The use of house price calculators is intended to illustrate general movement in prices only.

Results are based on movement in prices in the regions of the UK rather than in specific towns and cities.

The data is based on movement in the price of a typical property in the region, and does not take account

differences in property sizes, no. rooms, etc. We are therefore required to take localised factors along with

other assumptions when we assume an accurate Market Value for each property. Each property and local

factors are assessed on an individual basis.

Subject property, _____________, is now three bedrooms following the garage conversion. This sold for

£162,000 April 2017; today’s valuation according to Nationwide Calculator is £201,000. The third quarter

figures have now been published since survey.

Comparable evidence:

_____________________. Two bedroom detached true bungalow, with detached garage. Sold for

£160,000 March 2019. Today’s valuation according to Nationwide Calculator is £191,700.

_____________________. Two bedroom semi detached bungalow. Sold for £180,000 December 2020.

Today’s valuation according to Nationwide Calculator is £187,200.
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__________________. Ex-local authority three bedroom semi detached property. Sold for £130,000 May

2021.

________________. Ex-local authority three bedroom semi detached property. Sold for £142,000 April

2021.

The closest comparable being the previous sale of this property and similar properties on the same street.

Comparable off the street are mostly former local authority properties which attract a lower price for the

space they offer. This is likely to be why a desk assessment resulted in a reduced valuation if valuer was

not familiar with the immediate area. I would accept the agreed price of £185,000 as a safe valuation for

this property, with potential for it to achieve a higher price on the open market of closer to £195,000.

Note: You can find information about the assumptions I have made in calculating this reinstatement cost in

the Description of the RICS Home Survey – Level 2 (survey and valuation) service provided in section M.

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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Surveyor’s declaration
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L
What to do now
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Further investigations and getting quotes

We have provided advice below on what to do next, now that you have an overview of any work to be carried

out on the property. We recommend you make a note of any quotations you receive.

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.

L
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Description of the RICS Home Survey

– Level 2 (survey and valuation)

service and terms of engagement
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Description of the RICS Home Survey – Level 2

(survey and valuation) service and terms of

engagement

The service

The RICS Home Survey – Level 2 (survey and valuation) service includes:

• a physical inspection of the property (see 'The inspection' below)

• a report based on the inspection (see 'The report' below) and

• a valuation which is part of the report (see 'The valuation' below).

The surveyor who provides the RICS Home Survey – Level 2 (survey and valuation) service aims to

give you professional advice to help you to:

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

• make an informed decision on what is a reasonable price to pay for 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

‘Limitations on the inspection’ box in the relevant section of the report.

The surveyor does not force or open up the fabric of the building. 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.

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 makes oral enquiries for information about matters

affecting the property.

M
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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. Until these investigations

are completed, the surveyor may not be able to provide you with a market valuation figure.

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 (‘CAR 2012’). However,

the report should properly emphasise the suspected presence of asbestos containing materials if the

inspection identifies that possibility. With flats, the surveyor assumes that there is a ‘dutyholder’ (as defined

in 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.
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The report

The surveyor produces a report of the inspection results for you to use, but cannot accept any liability if it is

used by anyone else. If you decide not to act on the advice in the report, you do this at your own risk. The

report focuses on matters that, in the surveyor’s opinion, may affect the value of the property if they are not

addressed. 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 – Level 2

(survey and valuation) 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 ‘elements’) of the main building, garage and some

outside elements. The condition ratings are described as follows:

• R – Documents we may suggest you request before you sign contracts.

• Condition rating 3– Defects that are serious and/or need to be repaired, replaced or investigated

urgently. Failure to do so could risk serious safety issues or severe long-term damage to your

property. Written quotations for repairs should be obtained prior to legal commitment to purchase.

• Condition rating 2 – Defects that need repairing or replacing but are not considered to be either

serious or urgent. The property must be maintained in the normal way.

• Condition rating 1 – No repair is currently needed. The property must be maintained in the normal

way.

• NI – Elements not inspected.

The surveyor notes in the report if it was not possible to check any parts of the property that the inspection

would normally cover. If the surveyor is concerned about these parts, the report tells you about any further

investigations that are needed.

Energy

The surveyor has not prepared the Energy Performance Certificate (EPC) as part of the RICS Home Survey

– Level 2 (survey and valuation) 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 – Level 2 (survey and valuation) service, checks

are made for any obvious discrepancies between the EPC and the subject property, and the implications are

explained to you.
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Issues for legal advisers

The surveyor does not act as a legal adviser and does not comment on any legal documents. If, during the

inspection, the surveyor identifies issues that your legal advisers may need to investigate further, the

surveyor may refer to these in the report (for example, to state you should check whether there is a warranty

covering replacement windows).

This report has been prepared by a surveyor merely in their capacity as an employee or agent of a firm,

company or other business entity (‘the Company’). The report is the product of the Company, not of the

individual surveyor. All of the statements and opinions contained in this report are expressed entirely on

behalf of the Company, which accepts sole responsibility for them. For their part, the individual surveyor

assumes no personal financial responsibility or liability in respect of the report, and no reliance or inference

to the contrary should be drawn.

In the case of sole practitioners, the surveyor may sign the report in their own name, unless the surveyor

operates as a sole trader limited liability company.

Nothing in this report excludes or limits liability for death or personal injury (including disease and impairment

of mental condition) resulting from negligence.

Risks

This section summarises significant 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. 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 – Level 2 (survey and valuation)

report will identify and list the risks, and explain the nature of these problems.
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The valuation

The surveyor gives an opinion on both the market value of the property and the reinstatement cost at the

time of the inspection (see Reinstatement cost below).

Market value

'Market value' is the estimated amount for which an asset or liability should exchange on the valuation date

between a willing buyer and a willing seller in an arm’s length transaction, after proper marketing wherein the

parties had each acted knowledgeably, prudently and without compulsion.

When deciding on the market value, the surveyor also makes the following assumptions.

The materials, construction, services, fixtures and fittings, and so on

The surveyor assumes that:

• an inspection of those parts that have not yet been inspected would not identify significant defects

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

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

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

and

• the valuation does not take into account any furnishings, removable fittings and sales incentives of

any description.

Legal matters

The surveyor assumes that:

• the property is sold with ‘vacant possession’ (your legal advisers can give you more information on

this term)

• the condition of the property, or the purpose that the property is or will be used for, does not break

any laws

• no particularly troublesome or unusual restrictions apply to the property, the property is not affected

by problems that would be revealed by the usual legal enquiries, and all necessary planning and

Building Regulations permissions (including permission to make alterations) have been obtained

and any works undertaken comply with such permissions, and

• the property has the right to use the mains services on normal terms, and the sewers, mains

services and roads giving access to the property have been ‘adopted’ (that is, they are under local

authority, not private, control).

The surveyor reports any more assumptions that have been made or found not to apply. If the property is

leasehold, the general advice referred to earlier explains what other assumptions the surveyor has made.

Reinstatement cost

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 includes the cost of rebuilding any garage, boundary or retaining walls and permanent outbuildings, and

clearing the site. It also includes professional fees, but does not include VAT (except on fees).

The reinstatement cost helps you decide on the amount of buildings insurance cover you will need for the

property.
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Standard terms of engagement

1 The service – The surveyor provides the standard RICS Home Survey – Level 2 (survey and valuation)

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 (after repairs)

2 The surveyor – The service will be provided by an AssocRICS, MRICS or FRICS member of the Royal

Institution of Chartered Surveyors (RICS) who has the skills, knowledge and experience to survey and report

on the property. Where the surveyor is also providing a valuation of the property, they have the skills,

knowledge and experience to provide such a valuation, and are a member of the RICS Valuer Registration

scheme.

3 Before the inspection – Before the inspection, you should tell us if there is already an agreed or proposed

price for the property, and if you have any particular concerns about the property (such as a crack noted

above the bathroom window or any plans for extension).

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

5 Cancelling this contract – You should seek advice on your obligations under The Consumer Contracts

(Information, Cancellation and Additional Charges) Regulations 2013 (‘the Regulations’) and/or the

Consumer Rights Act 2015, in accordance with section 2.6 of the current edition of the Home survey

standard RICS professional statement.

6 Liability – The report is provided for your use, and the surveyor cannot accept responsibility if it is used, or

relied upon, by anyone else.

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

This report is for use in the UK.

Complaints handling procedure

The surveyor will have a complaints handling procedure and will give you a copy if you ask 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.
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Typical house diagram
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Typical house diagram

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

N
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