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A
About the inspection and report

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

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

own risk.
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About the survey

As agreed, this report will contain the following:

• a thorough 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:

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

maintenance or upgrading the property

• provide detailed advice on condition

• describe the identifiable risk of potential or hidden defects

• propose the most probable cause(s) of the defects, based on the inspection

• where practicable and agreed, provide an estimate of costs and likely timescale for identified repairs and

necessary work, and

• make recommendations as to any further actions to take or advice that needs to be obtained before

committing to a purchase.

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

covered by a separate contract.

About the inspection

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

• We carefully and thoroughly inspect the property, using our best endeavours to see as much of it as is

physically accessible. Where this is not possible, an explanation will be provided.

• We visually inspect roofs, chimneys and other surfaces on the outside of the building from ground level and, if

necessary, from neighbouring public property and with the help of binoculars.

• We inspect the roof structure from inside the roof space if there is access. We examine floor surfaces and

under-floor spaces, so far as there is safe access and with permission from the owner. We are not able to

assess the condition of the inside of any chimney, boiler or other flues.

• If we are concerned about parts of the property that the inspection cannot cover, the report will tell you about

any further investigations that are needed.

• Where practicable and agreed, we report on the cost of any work for identified repairs and make

recommendations on how these repairs should be carried out. Some maintenance and repairs that we

suggest may be expensive.

• We inspect the inside and outside of the main building and all permanent outbuildings. We also inspect the

parts of the electricity, gas/oil, water, heating, drainage and other services that can be seen, but these are not

tested other than normal operation in everyday use.

• To help describe the condition of the home, we give condition ratings to the main parts (the ‘elements’) of the

building, garage, and some parts outside. Some elements can be made up of several different parts.

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

and then outline the condition of the other parts.

A
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Date of the inspection Report reference number

11th October 2021 L3 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 report were completed by _________ (Hons) MRICS. I am a Chartered Building Surveyor with

three years’ experience in defect analysis, inspection of properties and historic building conservation.

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

Full address and postcode of the property

________________

Weather conditions when the inspection took place

Dry and bright.

Status of the property when the inspection took place

Vacant and unfurnished.

A
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B
Overall opinion

This section provides our overall opinion of the property, highlighting areas of concern, and

summarises the condition ratings of different elements of the property. If an element is

made up of a number of different parts (for example, a pitched roof to the main building

and a flat roof to an extension), only the part in the worst condition is shown here. It also

provides a summary of repairs (and cost guidance where agreed) and recommendations

for further investigations.

Important note

To get a balanced impression of the property, we strongly recommend that you read all

sections of the report, in particular section L, 'What to do now', and discuss this with us if

required.
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- The lower ground floor slopes significantly front to back and is uneven left to right.

- The laminate to the living room is loose and there are gaps between some of the planks. There is a stain

to the second floor bedroom carpet. You may wish to budget for replacing these floor coverings.

- We recommend that you obtain a damp and timber report.

- We recommend that you obtain a CCTV survey of the drains.

- We recommend that you obtain a refurbishment & asbestos survey prior to any invasive works.

- Gas and electric installations should be serviced by competent contractors.

This report should be construed as a comment upon the overall condition of the property and is not an

inventory of every single defect. The report is based on the condition of the property at the time of my

inspection and no liability can be accepted for any deterioration in its condition after that date.

It is very important that you read this report as a whole. In the main body of the report, I will notify you of

the actions that will be required prior to exchange of contracts. Where I have given elements a Condition

Rating of 2 or 3, I particularly refer you to the section at the end of the report entitled "what to do now". You

must make sure that you have all of the repairs needed investigated by reputable contractors so that you

are fully aware of their scope and financial implications before you purchase.

It should be appreciated that original parts of the property are period in nature. Accordingly, such parts of

the structure and fabric should not be expected as new and regard should be given to the natural

deterioration of older products. It is possible that defects could occur between the date of survey and the

date of which you take occupation.

You are strongly advised to instruct relevant qualified contractors to undertake any further investigations,

and provide quotes for remedial works, recommended herein before your legal commitment to purchase.

The cost of any remedial works should then be deducted from the sale price. Alternatively, you could ask

the vendor to instruct the contractors to undertake the further investigations and carry out recommended

remedial works before commitment to purchase. Any contractors employed should ideally provide

insurance backed guarantees for works carried out.

Further investigations in some circumstances may be given designation two as there may not be any signs

of defect/issue evident, however we may not have been able to fully inspect/assess that element. For

example, although no issues may be evident to the surveyor from a visual inspection of the ground floors,

as we have not (in most cases) been able to inspect the sub-structure to the ground or upper floors we

cannot confirm that there are no issues here.

Further investigations may prove the need for costly remedial works. No liability whatsoever will be

accepted if any further investigations recommended herein are not carried out before commitment to

purchase, where designation 2 or 3 is given.
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Summary of repairs and cost guidance

Formal quotations should be obtained prior to making a legal commitment to purchase the

property.

Repairs Cost guidance (optional)

We have provided a summary of repairs with rough cost estimates.

Please note that:

1. This is a summary only and not a full and detailed specification of

works;

2. We have not itemised all possible costs but aim to provide you with

a helpful overview;

3. Costs estimates cannot be provided where the scope of works is

not known until the intrusive investigations have been completed e.g.

works to the floor structures;

4. Estimates for building works vary significantly for several reasons

and you should obtain quotations as advised in the section at the end

of this report entitled 'what to do now'.

Replace internal doors with FD30S fire door sets £ 1,500

Replace lead flashing to chimney stack and junction with adjoining

property roof
£ 800

Replace roof covering £ 4,500

Scaffold access £ 1,200

Replace soil and vent pipe with modern PVC £ 300

Remove tree from front yard - obtain estimates

Repoint elevations and chimney stack - cost per sq.m. £ 30

Replace front door (optional) £ 1,200

Install plasterboard ceiling to kitchen and plaster repairs throughout -

obtain estimates

Replace floor coverings to living room and bedrooms (optional) £ 2,000

Obtain CCTV survey of drains £ 200

Obtain damp and timber report £ 200

Obtain asbestos survey £ 500

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

The purpose of this report is to advise on the structural condition and state of the property. The inspection

has been carried out in accordance with the Terms of Engagement. The report should be construed as a

comment upon the overall condition of the property and the quality of the structure, but not as an inventory

of every single defect, many of which would not significantly affect the value of the property.

You are strongly advised to obtain competitive quotations from reputable contractors before you exchange

contracts. The expenditure will depend on the level of finishes expected and the outcome of further
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investigations. As soon as you receive the quotations and report for the work specified above and the

responses from your Legal Advisers, we will be pleased to advise you whether or not they would cause us

to change the advice which we give in this report. We must advise you, however, that if you should decide

to exchange contracts without obtaining this information you would have to accept the risk that adverse

factors may come to light in the future.

If you proceed without further inspection or such conditional offer you do so in the full knowledge of the

risks involved.

We recommend you carry out the following further investigations:

- All electrical installations are to be checked by an NICEIC electrical engineer.

- All heating installations to be checked by a Gas Safe engineer.

- Furniture can block areas from inspection. Conduct further investigation in these areas after purchase.

- A CCTV camera check of the drains is advisable.

- Obtaining a damp and timber report is recommended.

- We recommend that you obtain a refurbishment & asbestos survey prior to any invasive works.

ASBESTOS

Asbestos can be found in any building built or refurbished before the year 2000. Materials that contain

asbestos are not dangerous unless they are disturbed or damaged and fibres are released into the air. It is

when these fibres are inhaled they can cause serious diseases.

Asbestos can take many forms and was used in many areas including loose fill insulation, lagging,

sprayed coatings, asbestos insulating boards (found in places such as partition walls, door panels, ceiling

tiles, soffits, undercloaks to verges, panels under windows, around baths, around boilers), floor tiles,

textiles such as, fire blankets and composites such as, flash guards in fuse boxes and in toilet seats and

cisterns, textured coating on walls and ceilings (artex), asbestos cement was used in places such as;

roofs, wall panels/cladding, downpipes and gutters, flues, water tanks, fire surrounds and pipes.

It is recommended that before any removal, demolition or repair works are undertaken a full asbestos

survey is carried out by a suitably qualified surveyor. Some works need to be undertaken by a licensed

contractor and some works are notifiable to the HSE. All works should be undertaken in accordance with

health and safety guidance and legislation and any waste containing asbestos correctly disposed of.

JAPANESE KNOTWEED

Whilst no evidence of Japanese Knotweed was present at the time of our inspection, we cannot rule out its

presence; for example, it could be that the vendor has removed all visible signs prior to inspection.

Consequently, if this of concern to you, we recommend that you obtain a report from an accredited

member an industry recognised trade association such as the property care association or the invasive

non-native specialist association to confirm that it is not present, is hidden below the surface or has re-

emerged since our visual inspection as part of our survey of the property.

REPAIRS

Choosing the right contractor who has experience in the appropriate type of repair will always be an

important factor in the level of prices quoted. We strongly recommend that you obtain at least two

estimates. Any quotation should be in writing. If the builder you intend to use is not known to you, ask for

references. Some repairs will need contractors with specialist skills, who are members of regulated

organisations. Some work will also need building regulation or planning permission. Some work will

necessitate consent of next door's owners or requires a notice under the Party Wall Act.
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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

Two bedroom terraced house. The property faces North.

Approximate year the property was built

1900.

Approximate year the property was extended

We do not know when the dormer was added but this appears to be at least a decade old. No planning

records are available.

Approximate year the property was converted

N/A

Information relevant to flats and maisonettes

N/A

Construction

The property is of traditional solid brick construction.

The main roof is pitched and surmounted with slate.

The floors are a combination of suspended timber and solid construction.

Accommodation

Living

rooms
Bedrooms

Bath or

shower

Separate

toilet
Kitchen

Utility

room
Conservatory Other

Lower

Ground
0 0 0 0 1 0 0 0

Ground 1 0 0 0 0 0 0 0

First 0 1 1 0 0 0 0 0

Second 0 1 0 0 0 0 0 0

C
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Means of escape

The means of escape are not satisfactory as there are no fire doors fitted to provide a protected escape

route from the upper floors in the event of a fire. This is a risk to life and the internal doors (other than the

bathroom door) should be replaced with FD30S fire door sets.

In accordance with Approved Document B, all habitable rooms should have a means of escape to a safe

location outside:

- Ground floor rooms can have direct access to a corridor leading directly to a door or escape window to

the outside or an escape window.

- First floor rooms need an escape window, or a protected stair enclosure leading to an external door.

- In dwellings with one storeys more than 4.5m above ground level, the escape route should be via a

protected staircase (separate by fire resisting construction) to the front door. Cavity barriers or a fire

resisting ceiling should be provided above a protected stairway enclosure. This is normally designed to

provide 30 minutes protection for escape from, for example a loft conversion. Fire rated doors are normally

provided on all storeys. Self closing doors are no longer required for most houses.

In addition, basement storeys containing habitable rooms should have one of the following:

- an emergency escape window or external door

- a protected stairway leading from the basement to a final exit.

Egress windows must have an unobstructed clear, openable area. The minimum dimensions are:

Exit free area: 0.33m2

Minimum width: 450mm

Minimum height: 450mm

A basic rule is, if the opening is 450mm wide, the height must be at least 750mm, which will create an

open area of 0.33m2.

The window must be able to stay open without an aid, so both hands are free. The pane must also be of

toughened glazing as a minimum to satisfy regulations.

The point of opening for a window should also be featured no higher than 1100mm.

A three storey (or higher) building with a loft conversion should have fire precautionary measures in place

such as:-

a) Fire doors within the route of fire escape (corridors) protecting bedrooms.

b) Interconnected smoke detectors on mains electric.

c) Fire protection to ceiling of the first floor.

d) Fire protection to the underside of the staircase.

e) Adequate floor joists.

f) Discharge from top floor to an area close to exit door.

g) Insulation and ventilation to the ceilings of the top floor and roof cheeks if any.

h) Thickness of insulation should be around 150 mm of solid insulation to underside of the roof

I) Staircase must comply with maximum pitch, handrails regulation, risers, goings and balustrades.
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 Gas Electric Solid fuel Oil None

Central heating

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

N/A

Other energy matters

None.
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Location and facilities

Grounds

The property is set on a sloping plot.

The property has an enclosed paved yard to the front.

There are no rear grounds.

There is no off-road parking. On-road parking doesn't appear restricted but is limited in availability.

Location

The property is located in a mainly residential area, surrounded by properties of similar age and type.

The road outside the property is relatively quiet in nature, and is generally in satisfactory condition.

The property is located approximately 2 miles from ______city centre.

Facilities

There are a range of facilities in the area, they include, but are not necessarily limited to: parks, schools,

restaurants/takeaways, supermarkets, convenience stores, cinema, pubs/bars. These lie within

approximately 1 mile.

The nearest train station is _______.

There are bus stops within walking distance.

There are links to the ____ nearby.

Local environment

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.

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

medium 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 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.

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

approximately less than 1% 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

C
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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/.

Other local factors

We inspected the property during the day. At the time of our inspection no significant sound from adjacent

properties was noted. Having regard to the age of the property it is unlikely that any effective sound

insulation was provided between adjacent properties at the time of construction. Therefore, it is possible,

dependent upon the lifestyle of the neighbours, that sound transmission will be encountered during your

occupation of the property and which in the extreme could affect your enjoyment of the property.

We strongly advise that prior to exchange of contracts you should return to the property on a number of

occasions, particularly in the evening and at weekends, in an attempt to establish who your neighbours

are and to establish whether the way in which they use and occupy their property will produce

unreasonable levels of sound transmission which could affect your quiet enjoyment, such that, if known to

you prior to purchase, would lead to you to reconsider your proposal to purchase the property.

We recommend that formal legal enquiries should be made of the Vendor to determine whether any

previous problems with noisy neighbours or indeed other disputes have been encountered by them during

the period of their ownership.

We are not aware of instances of aircraft, rail, road or other noise unduly affecting this property. We would

however, recommend that your Legal Advisor makes formal enquiries of the Local Authority prior to

purchase to determine whether there is any recorded evidence of noise pollution within the area that, if

known to you at this time, would lead you to reconsider your purchase of the property. In addition, as part

of pre-contract search enquiries, your Legal Advisor should determine whether there are any proposals for

adjacent development or alteration to transport facilities (road, rail and air) which could impinge upon your

quiet enjoyment of the property.
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Outside the property
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E
Inside the property
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The ceiling above the stairs is low in places at approximately 1.8m. This is a safety risk. While it is

not reasonably practicable to increase the ceiling height you should be aware of this and ideally the

low ceiling should be clearly marked.

Damp was found to the second floor bedroom ceiling below the chimney stack. We have

recommended repairs to the chimney stack in section D1 Chimney Stacks. Following repairs the

area should be allowed to dry fully prior to redecoration.

There is no ceiling to the kitchen and you should budget for installing a plasterboard ceiling.

There is staining and black mould growth to the second floor bedroom ceiling which may indicate

water penetration and/or condensation build up. No damp was found to any accessible areas but

there may be damp to the staining above the stairs which could not be tested with a damp meter.

Managing condensation:

Condensation is caused when water vapour comes into contact with cold surfaces and condenses

to form dampness or water droplets.

You are unlikely to prevent condensation completely, but you should aim to reduce it to a level so

that it doesn’t cause problems. Therefore, it is important to control the build-up of water vapour in

the living area of the home. The following advice should help you to achieve this.

Produce less moisture:

- Put lids on saucepans while you are cooking to reduce steam.

- Avoid drying laundry on a clothes airer or radiator. If you need to dry clothes indoors, open the

window and close the door of the room where the clothes are drying, so that moisture can escape

outside rather than circulate around your home.

- If you use a vented tumble drier, make sure it is properly vented to an open window or through an

outside wall.

Stop moisture spreading through your home:

- While cooking, bathing or washing use an extractor fan and/or open a window, and keep the door

closed. Keep the extractor fan on and/or the window open for about 20 minutes after you have

finished (with the door closed).

- When condensation appears, wipe it away.

- Leave trickle vents (slotted vents in the window frames) open when rooms are occupied – even in

the winter when your heating is on. These vents provide constant ventilation which removes water

vapour.
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- Limit furniture around the base of walls which will block air flow.

You should appreciate that this property is of older solid wall construction and no impermeable

damp proof membrane was included during construction. The property will always suffer from

damp to some degree and if you purchase the property you must accept that this is an ongoing

condition that will need to be managed. Solid wall construction relies on adequate heating and

ventilation, and use of porous internal finishes, to allow moisture to evaporate naturally.

Some external walls appear to be dry lined with plasterboard as a decorative finish. Without

removing the dry lining we were unable to establish whether vapour barriers have been

incorporated behind the lining material as they should have been, or whether damp proofing has

been installed to the lower ground floor. No damp proofing or vapour barrier were visible around

the edges of the dry lining around the electric meter. Should such barriers not exist, damp

penetration and condensation problems can arise leading to, in extreme cases, issues with wet or

dry rot. This should be understood and appreciated. Care must be taken when fixing shelves or

other appliances to the wall surfaces.

There is loose plaster to the living room chimney breast which may indicate past dampness to this

area, although no damp was found using a damp meter on the day of our inspection. The loose

plaster should be remove and the area plaster skimmed.

The second floor chimney breast and the wall above the radiator have been recently re-plastered.

We do not know why this was carried out and no dampness was found to the chimney breast,

however as damp was found to the ceiling above the chimney breast (see section E2) the re-

plastering may conceal damage due to dampness.

The walls are finished with a combination of exposed brick, paint, wallpaper, painted timber

panelling and tiles. The timber panelling is a surface fire spread risk and should be coated with fire

retardant paint. There are two bricks missing from the kitchen wall which looks poor and you may

wish to source matching bricks to fill the gaps. There is a poor finish to the timber infills either side

of the living room chimney breast and you may wish to budget for removing these and making

good the surrounding walls. The wallpaper to the second floor bedroom has been partially removed

which looks poor and the rest of the wallpaper should be removed from that wall. If you plan to

remove the wallpaper, we strongly recommend inspecting for cracks and damp patches as

wallpaper can cover these elements. Removal of the wallpaper is likely to damage the plaster

beneath and you should budget for re-plastering if this is carried out.

There is black mould growth around the dormer window reveal indicating a build up of

condensation. Please refer to section E2 Ceilings for information regarding managing

condensation.
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There are creaks to the landing floor. The most common reason for floors creaking is the use of

incorrect or insufficient nails fixing the floorboards to the joists. There may also have been an

insufficient quantity of nails used. The floor joists need to be absolutely solid and of the correct size

to prevent movement across the span they are bridging. It is also vital that the joists are fixed very

solidly at either end, are spaced at the correct centres (usually 400mm) and cannot move in their

wall sockets or joist hangers. The tail of the hanger should be firmly built into the wall and the joist

firmly fixed into the hanger. If the joists are built into the wall this should be done in a way which

prevents both rotting and movement.

How to repair creaking floors: add additional screws. Before carrying out any works you must

ensure you are aware of the position of any pipes or cables beneath the floorboards so as not to

damage these. The first step is to add screws to the floorboards to secure them to the joists. These

screws must be no longer than the nails used and must be placed next to the existing nails. Drill a

pilot hole and countersink it for each screw. The screw heads can be covered with wood filler if

required. Make sure you check for cables and pipes before drilling and screwing. Use additional

screws if there is any more than 300mm in between the existing nails along the line of the joists.

Check each floorboard joint for adequate support. Joints should not spring and must be firm. If you

feel a joint is not supported, remove one of the boards forming that joint and fix a new joist

extension beneath to support.

Solid floors:

The lower ground floor is of solid construction. The floor slopes significantly front to back and is

uneven left to right. As there are no signs of cracking to the walls or significant and consistent

slopes to the upper floors to indicate movement of the structure, it is likely the slope is either

original or historic. We recommend however that the slope of the floor should be monitored over an

extended period for any evidence of ongoing movement.

Although this floor appears in reasonably good condition on the surface there is no way of knowing

its exact construction. Below we will explain how a solid floor should be constructed when a new

house is built. Please see diagrams of how modern floors are constructed and be aware that the

existing solid floor is unlikely to be built to this specification.

Modern solid floors:

In accordance with Building Regulations modern solid floors must have compacted hardcore.

Compacted hardcore is the bed which serves as a solid base for the building. If compacted

hardcore is not used is not used within the floor construction, it will make the floor less stable.

Please note that we cannot take any responsibility if the floor has not been constructed in

accordance with the Building Regulations.

A typical solid floor should consist of: compacted hardcore; 100mm insulation; damp proof

membrane; concrete slab; finished with a floor screed. We have not carried out an intrusive check

and cannot take any responsibility if the floor is substandard in terms of construction and detailing.

Unless the floor has been replaced then the above specification will not apply to this floor.

Solid floors before 1960:

Solid floors constructed prior to 1960 may include no concrete, no compacted hardcore, and no

damp proof membrane. It is possible that quarry tiles are used on made up ground or a thin layer

of concrete has been added years later. Checking the full construction of the floor requires

intrusive checks which is beyond the scope of this report. Modern floor construction details are

shown below for information only.

Sulphate attack:
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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.
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G
Grounds

(including shared areas for flats)
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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

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.

Confirmation should be obtained that all necessary Planning and Building Regulation Approvals were

obtained for any alterations undertaken to the property and these documents were adhered to during the

construction process.

IF THERE ARE EXTENSIONS AND ALTERATIONS THEN YOUR LEGAL ADVISORS SHOULD ASK

FOR PLANNING AND BUILDING REGULATION DOCUMENTATIONS. THE FOLLOWING IS ONLY

RELEVANT IF YOU SUSPECT BUILDING REGULATION HAS NOT BEEN OBTAINED.

Building regulation indemnity;

We do not know whether an initial application has been made and the work was signed off by a Building

Control/Approved Inspector or whether an initial application to the Local Authority was actually submitted.

Please note the following points;

a) An insurance company may refuse to pay out under a Buildings Insurance Policy if there is inadequate

Building Regulation Consent for alterations to the property.

b) If there is no Building Regulation Approval for the works, they could be structurally dangerous.

c) The Council could take enforcement action against you requiring you to undertake costly rectification

works and causing you considerable inconvenience.

The best solution for you may be to ask the seller to apply for retrospective Building Regulation Consent

from the Local Authority.

A building inspector will need to come out to the property to inspect the work and, if they are satisfied that

it complies with Building Regulations they will issue a “Regularisation Certificate”. In many cases the

building inspector may only be able to undertake a limited inspection so you may not receive full approval

but only confirmation from the Building Control Department that they will not take enforcement action

(furthermore, by contacting the Council the seller would not subsequently be able to take out an Indemnity

Insurance Policy (as referred to below).

Another common way to deal with a non-compliance issue is to take out a Lack of Building Regulation

Consent Indemnity Insurance Policy.

Your solicitor will request that the seller’s solicitor obtains at the seller’s expense a policy to provide cover

for the owner against the cost of any expenses or losses resulting from the Local Authority taking

enforcement action against them.

There are some significant problems with relying upon an Indemnity Insurance Policy and before choosing

H
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this option you should be aware of the following;

1. The Policy will only provide cover for costs and losses suffered by the property owner as a result of

enforcement action being taken by the Council. They will not provide any form of guarantee for the quality

of the works and will not cover losses resulting from any defects in the works.

2. Insurer’s terms will vary but they usually include;

a) That if consent for the works has already been refused by the Council then the Policy is invalid.

b) The cover may only be in respect of “enforcement” action and may not cover other investigation works

required.

c) The Policy will usually only cover works over 12 months old.

d) The Policy will be invalid if any contact is made to the Council regarding the works thereby alerting them

to the lack of Building Regulation Consent.

e) If the home owner applies for Building Regulation Consent for further works at the property the Policy

could be invalidated unless consent is first sought from the insurer.

f) Most policies will ask the insured to confirm that there has been a survey carried out on the property and

that this did not require any corrective works to be undertaken at the property with regard to the works

covered by the Policy.

H2 Guarantees

It is possible that guarantees exist for the property. However, we are not aware of any. Your Legal Adviser

is recommended to establish the existence of any guarantees and if appropriate, transfer any benefits to

yourself.

Your Legal Advisers are responsible for checking relevant documents relating to the property these might

include servicing records and any guarantees, reports and specifications on previous repair works as well

as for carrying out all the standard searches and enquiries.

H3 Other matters

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

alterations, you may have to get your neighbours' 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, gutters, etc.

We understand that the property is to be sold Freehold and that full and vacant possession will be granted

upon completion, but your Legal Adviser must confirm all the details and explain the implications.

Prior to the inspection we were provided no documentation or information.

Confirmation from your proposed building insurers regarding the current and future insurance status of the

property is considered important as we can only advise upon the condition of the property on the date of

inspection. We are unable to comment upon the future climatic changes and in particular the affects which

periods of adverse weather could have upon the subsoil and structural stability of the property.

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.
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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.

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.

External locks to doors should be checked to ensure they meet your conditions or those of your insurers.
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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 an area at medium risk of surface water flooding. As well as the obvious

potential for property damage and living disruption, this may also affect insurance coverage and

premiums.

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.

Defective drainage can cause issues with dampness and subsidence. You should obtain a CCTV survey

of the drains prior to purchase to identify any defects and repairs required.

No evidence of recent testing of the services was observed.

There is damp to walls which can damage timber and internal finishes, as well as creating an unhealthy

environment for occupants. You should obtain a specialist damp and timber report.

Possible water ingress around chimney stack.

Slipped and cracked roof coverings.

Likely no underfelt beneath coverings.

Flat roofs can fail without warning.

Eroded mortar joints to main walls.

Impact damage to front door may have compromised security of door.

No access to inspect the roof structure.

Damp/water ingress to ceilings.

No ceiling to kitchen.

Timber panelling to walls is a fire risk.

No fire doors fitted along escape route.

Extractor fan to bathroom not working.

TREES

Over 60% of all subsidence claims are triggered by trees. Tree roots absorb water for photosynthesis and

moisture evaporates from the leaves through transpiration. The active period is predominantly in spring

and early summer when tree growth is at its maximum. Larger trees in shrinkable clay soil can extract

sufficient moisture to cause soil shrinkage. This may lead to subsidence. A mature deciduous tree can

remove in excess of 50,000 litres of water a year.

Tree species vary considerably in their ability to cause clay soil shrinkage. Some species are not good at

I
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rooting to depth on clay soils while species like Oak, Willow, Poplar and Eucalyptus are able to maintain

viable roots to a depth of several metres. In most soils, however, there tends to be a mixture of soil types

and so many species will be able to grow roots to sufficient depth to influence buildings where the

foundations are not deep enough.

The age, health and past management of trees will also be an important factor. Trees of full maturity with

little potential for future growth and have not caused damage to a building in the past may be less of a

consideration as a risk than trees which are growing vigorously and increasing in size.

Depending on the species, the roots of a tree will extend to greater breadth and depth in search of

moisture (indeed moisture removal of up to a depth of 6m can take place) in exceptionally dry summer

periods and drought. Planting young trees also needs planning. Although they will not extract sufficient

moisture initially to present a risk to the property, this may readily change as it grows.

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

I2 Risks to the grounds

Flooding - see previous section.

Mining - see previous section.

Cracked concrete paths and stone treads.

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

howsoever caused by plants, shrubs and trees.

We are not aware of any environmental audit or other environmental legislation or soil survey which may

have been carried out on the subject property or nearby and which may draw attention to any

contamination or the possibility of such contamination. We are not aware of any factors which might

suggest that the subject property has been affected by contamination but we have not carried out any

specific investigations into past or present uses, either of the property or any neighbouring land on this

matter. However, should it subsequently be established that contamination, seepage or pollution exists at

the property or on the adjoining land or that the property has ever been put to a contamination use, this

might have a material effect on the saleability and value of the property.

I3 Risks to people

No evidence of recent testing of the services was observed.

Inadequate fire detection coverage was observed within the property, presenting a risk of life should a fire

ignite and go unnoticed, especially for sleeping occupants. Smoke detectors should generally be installed

to all levels, i.e. hallways and landings.

The means of escape are not satisfactory as there are no fire doors fitted to provide a protected escape

route from the upper floors in the event of a fire. This is a risk to life and the internal doors (other than the

bathroom door) should be replaced with FD30S fire door sets.

The ceiling above the stairs is low in places at approximately 1.8m. This is a safety risk.

The timber panelling to the landing wall is a surface fire spread risk and should be coated with fire

retardant paint.

Cannot rule out the possibility of lead water pipes.

Damp can create an unhealthy living environment for occupants.

Due to the age of the property, we cannot rule out the possibility of there being asbestos containing

materials present. For peace of mind, consideration should be given to obtaining an asbestos survey prior

to purchase.

I4 Other risks or hazards

If after reading and considering this report you intend to proceed with the purchase, we advise you send a

copy of it as soon as possible to your Legal Adviser. Please draw their attention to the whole of Section I -

Risks.

We are not aware of any other significant considerations affecting the property, for example, the impact of

planning proposals. However, if it is possible that other relevant matters may come to light as a result of

legal enquiries listed in Section H - Issues for your Legal Adviser.

We are not aware that the property is located on a significant flight path for a major airport. However, your

Legal Adviser should confirm this.

Your Legal Adviser should check with the Local Authority to determine whether there are any proposals

close by to develop, redevelop and/or change the use of buildings or land, which could affect you and your

enjoyment of the property.
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J
Energy matters

This section describes energy-related matters for the property as a whole. It takes into

account a broad range of energy-related features and issues already identified in the

previous sections of this report, and discusses how they may be affected by the condition

of the property.

This is not a formal energy assessment of the building, but part of the report that will help

you get a broader view of this topic. Although this may use information obtained from an

available EPC, it does not check the certificate’s validity or accuracy.
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Energy matters

J1 Insulation

The solid walls give a relatively poor standard of thermal insulation and a fair amount of heat loss must

therefore be expected from this property, compared to modern properties constructed of 300mm insulated

cavity brick/blockwork.

There is unlikely to be sufficient insulation to the roof.

Please refer to your EPC for recommendations.

J2 Heating

The property is centrally heated by a gas fired boiler to radiators.

The heating system should be inspected and tested for efficiency by a suitably qualified heating engineer.

J3 Lighting

The property appeared to be generally provided with a reasonable level of both natural and artificial

lighting. However, improvements can always be made. We would strongly recommend the purchase of

energy efficient bulbs in the future.

J4 Ventilation

We noted some evidence of condensation dampness and surface mould within the property. Many

properties are affected to some degree by condensation and in order to minimise the problem it is

necessary to achieve a balance between insulation, ventilation and heating.

Sufficient ventilation should be maintained in the roof void to help prevent against condensation and

mould..

J5 General

None.

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

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

out on the property. We recommend you make a note of any quotations you receive. This will allow you to

check the amounts are in line with our estimates, if cost estimates have been provided.

Getting quotations

The cost of repairs may influence the amount you are prepared to pay for the property. Before you make a

legal commitment to buy the property, you should get reports and quotations for all the repairs and further

investigations the surveyor may have identified. You should get at least two quotations from experienced

contractors who are properly insured.

You should also:

• ask them for references from people they have worked for

• describe in writing exactly what you will want them to do and

• get the contractors to put their quotations in writing.

Some repairs will need contractors who have specialist skills and who are members of regulated

organisations (for example, electricians, gas engineers, plumbers and so on). You may also need to get

Building Regulations permission or planning permission from your local authority for some work.

Further investigations and what they involve

If we are concerned about the condition of a hidden part of the building, could only see part of a defect or do

not have the specialist knowledge to assess part of the property fully, we may have recommended that

further investigations should be carried out to discover the true extent of the problem.

This will depend on the type of problem, but to do this properly, parts of the home may have to be disturbed,

so you should discuss this matter with the current owner. In some cases, the cost of investigation may be

high.

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

• 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

Page 78RICS Home Survey - Level 3



M
Description of the RICS Home Survey

– Level 3 service and terms of

engagement

Page 79RICS Home Survey - Level 3



Description of the RICS Home Survey – Level 3

service and terms of engagement

The service

The RICS Home Survey – Level 3 service includes:

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

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

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

help you to:

• help you make a reasoned and informed decision when purchasing the property, or when planning

for repairs, maintenance or upgrading the property

• provide detailed advice on condition

• describe the identifiable risk of potential or hidden defects

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

• where practicable and agreed, provide an estimate of costs and likely timescale for identified

repairs and necessary work.

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

by a separate contract.

The inspection

The surveyor carefully and thoroughly inspects the inside and outside of the main building and all permanent

outbuildings, recording the construction and defects that are evident. This inspection is intended to cover as

much of the property as is physically accessible. Where this is not possible, an explanation is provided in the

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

The surveyor does not force or open up the fabric of the building without occupier/owner consent, or if there

is a risk of causing personal injury or damage. This includes taking up fitted carpets and fitted floor coverings

or floorboards; moving heavy furniture; removing the contents of cupboards, roof spaces, etc.; removing

secured panels and/or hatches; or undoing electrical fittings.

If necessary, the surveyor carries out parts of the inspection when standing at ground level from adjoining

public property where accessible. This means the extent of the inspection will depend on a range of

individual circumstances at the time of inspection, and the surveyor judges each case on an individual basis.

The surveyor uses equipment such as a damp meter, binoculars and torch, and uses a ladder for flat roofs

and for hatches no more than 3m above level ground (outside) or floor surfaces (inside) if it is safe to do so.

If it is safe and reasonable to do so, the surveyor will enter the roof space and visually inspect the roof

structure with attention paid to those parts vulnerable to deterioration and damage. Although thermal

insulation is not moved, small corners should be lifted so its thickness and type, and the nature of underlying

ceiling can be identified (if the surveyor considers it safe to do). The surveyor does not move stored goods or

other contents.

The surveyor also carries out a desk-top study and makes oral enquiries for information about matters

affecting the property.

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 other than

through their normal operation in everyday use. The visual inspection cannot assess the efficiency or safety

of electrical, gas or other energy sources. It also does not investigate the plumbing, heating or drainage

installations (or whether they meet current regulations), or the internal condition of any chimney, boiler or

other flue.

Outside the property

The surveyor inspects the condition of boundary walls, fences, permanent outbuildings and areas in common

(shared) use. To inspect these areas, the surveyor walks around the grounds and any neighbouring public

property where access can be obtained. Where there are restrictions to access (e.g. a creeper plant

prevents closer inspection), these are reported and advice is given on any potential underlying risks that may

require further investigation.

Buildings with swimming pools and sports facilities are also treated as permanent outbuildings and are

therefore inspected, but the surveyor does not report on the leisure facilities, such as the pool itself and its

equipment internally or externally, landscaping and other facilities (for example, tennis courts and temporary

outbuildings).

Flats

When inspecting flats, the surveyor assesses the general condition of the outside surfaces of the building, as

well as its access and communal areas (for example, shared hallways and staircases that lead directly to the

subject flat) and roof spaces, but only if they are accessible from within or owned by the subject flat or

communal areas. The surveyor also inspects (within the identifiable boundary of the subject flat) drains, lifts,

fire alarms and security systems, although the surveyor does not carry out any specialist tests other than

their normal operation in everyday use.

External wall systems are not inspected. If the surveyor has specific concerns about these items, further

investigation will be recommended prior to legal commitment to purchase.

Dangerous materials, contamination and environmental issues

The surveyor makes enquiries about contamination or other environmental dangers. If the surveyor suspects

a problem, they recommend a further investigation.

The surveyor may assume that no harmful or dangerous materials have been used in the construction, and

does not have a duty to justify making this assumption. However, if the inspection shows that such materials

have been used, the surveyor must report this and ask for further instructions.

The surveyor does not carry out an asbestos inspection and does not act as an asbestos inspector when

inspecting properties that may fall within The Control of Asbestos Regulations 2012 (‘CAR 2012’). However,

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

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

in the regulations), and that there is an asbestos register and an effective management plan in place, which

does not present a significant risk to health or need any immediate payment. The surveyor does not consult

the dutyholder.
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The report

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

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

report is aimed at providing you with a detailed understanding of the condition of the property to allow you to

make an informed decision on serious or urgent repairs, and on the maintenance of a wide range of reported

issues.

Condition ratings

The surveyor gives condition ratings to the main parts (the ‘elements’) of the main building, garage and some

outside elements. The condition ratings are described as follows:

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

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

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

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

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

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

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

way.

• NI – Elements not inspected.

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

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

investigations that are needed.

Energy

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

– Level 3 service for the property. Where the EPC has not been made available by others, the surveyor will

obtain the most recent certificate from the appropriate central registry where practicable. If the surveyor has

seen the current EPC, they will present the energy efficiency rating in this report. Where possible and

appropriate, the surveyor will include additional commentary on energy-related matters for the property as a

whole in the energy efficiency section of the report, but this is not a formal energy assessment of the

building. Checks will be made for any obvious discrepancies between the EPC and the subject property, and

the implications will be explained to you. As part of the Home Survey – Level 3 Service, the surveyor will

advise on the appropriateness of any energy improvements recommended by the EPC.
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Issues for legal advisers

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

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

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

covering replacement windows).

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

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

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

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

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

to the contrary should be drawn.

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

operates as a sole trader limited liability company.

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

of mental condition) resulting from negligence.

Risks

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

people. These may have been reported and condition rated against more than one part of the property, or

may be of a more general nature. They may have existed for some time and cannot be reasonably changed.

The RICS Home Survey – Level 3 report will identify risks, explain the nature of the problems and explain

how the client may resolve or reduce the risk.

If the property is leasehold, the surveyor gives you general advice and details of questions you should ask

your legal advisers.
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Standard terms of engagement

1 The service – The surveyor provides the standard RICS Home Survey – Level 3 service described in this

section, unless you agree with the surveyor in writing before the inspection that the surveyor will provide

extra services. Any extra service will require separate terms of engagement to be entered into with the

surveyor. Examples of extra services include:

• schedules of works

• supervision of works

• re-inspection

• detailed specific issue reports

• market valuation and re-instatement cost, and

• negotiation.

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

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

on the property.

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

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

above the bathroom window or any plans for extension).

This period forms an important part of the relationship between you and the surveyor. The surveyor will use

reasonable endeavours to contact you to discuss your particular concerns regarding the property, and

explain (where necessary) the extent and/or limitations of the inspection and report. The surveyor also

carries out a desktop study to understand the property better.

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

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

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

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

standard RICS professional statement.

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

relied upon, by anyone else.

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

This report is for use in the UK.

Complaints handling procedure

The surveyor will have a complaints handling procedure and will give you a copy if you ask. The surveyor is

required to provide you with contact details, in writing, for their complaints department or the person

responsible for dealing with client complaints. Where the surveyor is party to a redress scheme, those details

should also be provided. If any of this information is not provided, please notify the surveyor and ask for it to

be supplied.
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Typical house diagram

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

N
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