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RICS is the world's leading qualification when it comes to professional standards in land, property
and construction.
In a world where more and more people, governments, banks and commercial organisations demand
greater certainty of professional standards and ethics, attaining RICS status is the recognised mark of
property professionalism.
Over 100,000 property professionals working in the major established and emerging economies of the
world have already recognised the importance of securing RICS status by becoming members.
RICS is an independent professional body originally established in the UK by Royal Charter. Since 1868,
RICS has been committed to setting and upholding the highest standards of excellence and integrity 
providing impartial, authoritative advice on key issues affecting businesses and society.
The RICS HomeBuyer Report is reproduced with the permission of the Royal Institution of Chartered
Surveyors who owns the copyright.
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This HomeBuyer Report is produced by an RICS surveyor who has written this
report for you to use. If you decide not to act on the advice in this report, you do
this at your own risk.
The HomeBuyer Report aims to help you:
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 account of any repairs or replacements the property needs; and
consider what further advice you should take before committing to purchase
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.
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Surveyor's name

Surveyor's RICS number

Company name

Date of the inspection

Related party disclosure

Full address
and postcode
of the property

Weather conditions
when the inspection
took place
The status of the
property when the
inspection took place

Property address

Kevin Shaw

1122872

Kevin Shaw & Associates

00/00/2017

Report reference number

KS08052017105248

None.
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It was dry and sunny at the time of our inspection. As it was not raining we are unable to
comment fully upon the effectiveness of the rainwater fittings.

The property was fully furnished and the floors were covered with carpets or other fitments
at the time of inspection. The presence of fitments such as base units in the kitchen meant
that not all floor and wall surfaces were accessible for inspection. The owner was present
during the inspection.
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We inspect the inside and outside of the main building and all permanent outbuildings, but we
do not force or open up the fabric. 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 parts E, F, G and H, 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 as follows.

Defects that are serious and/or need to be repaired, replaced or investigated urgently.
Defects that need repairing or replacing but are not considered to be either serious or urgent.
The property must be maintained in the normal way.
No repair is currently needed. The property must be maintained in the normal way.
Not inspected (see 'Important note' below).
The report covers matters that, in the surveyor's opinion, need to be dealt with or may affect
the value of the property.

Important note: We carry out only a visual inspection. This means that we do not take up carpets, floor
coverings or floorboards, move furniture or remove the contents of cupboards. 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 underfloor
spaces so far as there is safe access to these (although we do not move or lift furniture, floor coverings
or other contents). We are not able to assess the condition of the inside of any chimney, boiler or
other flues.
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.
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This section provides our overall opinion of the property, and summarises the condition ratings
of the different elements of the property.
If an element is made up of a number of different parts (for example, a pitched roof to the main
building and a flat roof to an extension), only the part in the worst condition is shown here.
To make sure you get a balanced impression of the property, we strongly recommend that you
read all sections of the report, in particular the 'What to do now' section.

Our overall opinion of the property
This property is considered to be a reasonable proposition for purchase at a price of £XXXXX
Pounds), provided that you are prepared to accept the cost and inconvenience of dealing with
the various repair/improvement works reported. These deficiencies are common in properties of
this age and type. Provided that the necessary works are carried out to a satisfactory standard,
I see no reason why there should be any special difficulty on resale in normal market
conditions.
Since the start of 2016 the housing market locally has been very active with values generally
increasing. Current market conditions are being driven by a limited number of properties to
purchase which is coupled with a high demand. These conditions may not exist in the future.

Section of the report

F: Inside the property
G: Services

Section of the report

E: Outside the property

F: Inside the property

Element
Number

F5
G1
G2
G4

Element
Number

E2
E4
E5
F1
F3
F6
F8

Property address

Element Name

Fireplaces, chimney breasts and flues
Electricity
Gas/oil
Heating

Element Name

Roof coverings
Main walls
Windows
Roof structure
Walls and partitions
Builtin fittings (builtin kitchen and other fittings, not
including appliances)
Bathroom fittings
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Section of the report

E: Outside the property

F: Inside the property

G: Services

Property address

Element
Number

E3
E6
E8
F2
F4
F7
G3
G5

Element Name

Rainwater pipes and gutters
Outside doors (including patio doors)
Other joinery and finishes
Ceilings
Floors
Woodwork (for example, staircase and joinery)
Water
Water heating

Sample Report, XXXXX, XXXXX, XXXXX

ca724eda-8ac4-4a04-b9fb-45c6a40ba0f9

8

Type of property

The subject property comprises an extended four bedroom end of terrace cottage.
The front of the property faces approximately north.

Approximate year the property was built

1905

Approximate year the property was extended

2007

Approximate year the property was converted N/A

Information relevant to flats and maisonettes N/A

Accommodation
Floor

Living
rooms

Bed
rooms

Bath or
shower

Separate
toilet

Kitchen

Utility
room

Conser
vatory

Other

Name of
other

Lower ground
Ground

2

First

1
4

1

1

Second
Third
Other
Roof space

Construction
The property is of traditional construction. The following main components were noted:
Roof: The main roof is of pitched hipped design with a natural slate covering supported by a
traditional timber rafter and purlin frame.
Main walls: The main walls are of cavity construction with brick elevations.
Floors: The ground floors to the original cottage are of suspended timber joist construction
whilst the floors to the side and rear extensions are of solid construction. First floors are of
timber.
Property address
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Energy
We have not prepared the Energy Performance Certificate (EPC). If we have seen the EPC,
then we will present the ratings here. We have not checked these ratings and so cannot
comment on their accuracy.
We are advised that the property's current energy performance, as recorded in the EPC, is:

Energyefficiency rating

C71

Environmental
impact rating

C71

Mains services
The marked boxes show that the mains services are present.

Gas

Electricity

Water

Drainage

Central heating
Gas

Electric

Solid fuel

Oil

None

Other services or energy sources (including feedin tariffs)
None.

Grounds
The property occupies a regular shaped plot, reasonably level in contour, with gravelled parking
area to front and enclosed garden to rear.

Location
The property is situated in an established residential area convenient for both the train station
and village centre.
Brockenhurst is at the heart of the New Forest lying between Lyndhurst and Lymington. It is
noted for its unfenced village centre allowing commoning animals to wander freely amongst its
many shops & businesses.
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Facilities
Most day to day shopping needs can be found in Brockenhurst including chemist, butchers,
grocers, post office and Tesco convenience store. Other facilities include a doctors surgery,
village hall, primary school, and Brockenhurst College, a highly regarded 6th form college.
The mainline railway station offers a fast link to London (Waterloo 90 minutes approximately).
Junction 1 of the M27 lies 12 miles to the north, and links with the M3 for access to London.

Local environment
The property is situated in an area that may have clay sub soils that could affect the stability of
foundations (see Section J1  Risks).
There are no significant adverse factors regarding the location of the property, to our knowledge.
However, there will be some noise from the station/railway and you should ensure that this will
not significantly affect your enjoyment of the property.
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Limitations to inspection
Our inspection was limited to those parts which could be seen from ground level within the
boundaries of the property and from the public highway or rights of way.
Although has a condition rating has been given, not all sections of the rear roof coverings could
be seen including rear valley.

E1
Chimney stacks

E2
Roof coverings

The original chimney stack has been removed. There is a tall stainless steel flue that
serves the woodburner in the sitting room. The flue passes right up through the building.

Main Roof
The main is of pitched hipped design with a natural slate covering and finished with angular
clay hip tiles bedded in mortar. Internally the roof structure is overlaid with roofing felt.
Slight undulation was noted to the front hip section. It is likely that the roof has reached a
state of equilibrium and the likelihood of any further movement is considered unlikely. In the
event that the slate covering is replaced with a heavier covering then some additional
strengthening timbers will be required.
The slate coverings are of some age and ongoing maintenance should be anticipated.
Condition Rating 2.
Extension Roof
The roofs over the side and rear extension are pitched with hipped section to rear. The
roofs are covered with natural slates and finished with concrete hip tiles bedded in cement
mortar.
From a limited inspection the roof coverings appeared satisfactory with no signs of any
missing slates.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.
Notes:
It is essential that the roof coverings are kept in good order to minimise the risks of water
penetration and timber deterioration. Roofs are often damaged during maintenance and
aerial installation. Care should be taken.

E3
Rainwater pipes
and gutters

Rainwater is collected from the base of the main roof slopes by white half round plastic
gutters. Rainwater outfall is then discharged via plastic downpipes which in turn discharge
below ground level into either soakaway chambers or surface water drainage systems.
There is a rainwater butt to the rear.
No serious defects were noted from ground level. However, it was not raining at the time of
our inspection and we recommend that the rainwater fittings generally are checked during a
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period of significant rainfall in order that the full extent of any inadequate falls, blockages,
defective joints or other defects which may give rise to possible leakage can be established
and all necessary repairs undertaken.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.
Notes:
We recommend the provision of a cage at the top of downpipes and that gutters be
cleaned twice annually at the beginning and end of winter.
Plastic rainwater fittings are relatively maintenance free but do on occasion require
attention to joints and blockages. They should be periodically inspected at times of rain to
confirm that they are watertight.
Leaking rainwater fittings are one of the principal causes of dampness and decay. In view
of this, it is essential that regular inspection and maintenance should be undertaken.

E4
Main walls

Main Walls
The main walls to the original cottage are believed to be of cavity brick construction
although the front elevation built to give the impression of a solid brick wall with alternating
'headers and stretchers. The inner leaf is likely to be of brickwork. A slate dampproof
course has been incorporated at the base of the walls.
The following problems were noted.
l

l

l

The pointing is weathered and some localised repointing is required (ideally using a lime
mortar).
There is evidence of dampness to the front wall of the playroom (see Section J1  Risks
to building). A possible cause of dampness is blocked cavities which should be opened
up for inspection.
External ground levels are too high in relation to the dampproof course and ideally
should be lowered.

Condition Rating 2.
Extension Walls
The walls to the side and rear extension are of cavity construction with brick elevations.
The inner leaf is likely to be of aerated blockwork. A plastic dampproof course has been
incorporated at the base of the walls.
The main extension walls appear structurally satisfactory with no evidence of current
subsidence, settlement or other forms of significant structural movement and there is
nothing to suggest the foundations are defective or inadequate.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.
Notes:
The cavity walls of this property are formed in two leaves which are usually held together
with metal wall ties. The metal ties used in properties built before 1981 were prone to
corrosion which, if significant, could lead to structural movement. Whilst there was no
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external evidence of wall tie failure some deterioration of the wall ties will undoubtedly have
taken place to some degree and will continue. It has not been possible to inspect the wall
cavities but specialist inspection services are available.
There was no evidence to indicate that insulation has been subsequently injected to the
original external cavity walls. Although cavity wall insulation can greatly improve the
thermal efficiency of buildings, especially of this age, and is to be recommended in respect
of energy saving measures it can sometimes aggravate conditions of dampness
penetration or if not installed correctly can obstruct important features such the underfloor
ventilators. Having regard to the age of the extensions, cavity wall insulation should have
been incorporated at the time of construction.
Around some external elevations, subfloor vents are in existence. Subfloor vents are
required to provide a flow of air beneath the suspended timber ground floors. The flow of air
can reduce the possibility of condensation forming and also decay/deterioration to timber
surfaces. It is imperative that subfloor vents are kept free and unobstructed at all times.
Shrubs and creepers growing against walls are attractive, but it is important that they are
regularly cut back as they can cause damage and encourage dampness by reducing
evaporation from the masonry. Creepers should not be allowed to grow into roof coverings
as very expensive damage can occur.

E5
Windows

Windows comprise a mixture of PVCu double glazed sash units, PVCu double glazed
casement units and timber double glazed casement units. At first floor level, two Velux
rooflights were also noted.
The paintwork to the leftside flank windows adjacent to the stairs is deteriorating and early
redecoration is recommended to prevent the onset of decay.
The windows were found to be well restrained within their openings and specimen windows
were found to open and close satisfactorily when tested.
The double glazing was satisfactory in condition, with no repairs required at time of
reporting. Little assurance can be provided regarding the longevity of sealed double glazed
units whose lifespan is dependent upon a number of factors including; quality of
manufacture, installation standards and atmospheric conditions when sealed units were
made.
Condition Rating 2.
Notes:
Your Legal Adviser should check when the windows were replaced, the availability of
guarantees and whether they were installed by a registered FENSA contractor. Windows
installed after 1st April 2002 require Building Regulation approval if not installed by a
FENSA contractor.
Windows can suffer from high levels of condensation, particularly during cold weather. This
can be difficult to manage, but is often minimised by good heating and ventilation. Any
mould growth is best cleaned with dilute bleach.
The window sill height to the front bedroom is relatively low and could be a potential
hazard as a young child could clamber and topple over (see Section J3  Risks to people).
Suitable window locks should be provided.
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E6
Outside doors
(including patio doors)

The main entrance door is a part glazed timber specification whilst to the rear they are
PVCu double glazed French doors.
The doors were found to be in a serviceable condition with no significant defects apparent.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.
Notes:
Replacement door frames that were installed after April 2002 should have either building
regulation approval or have been installed by a contractor registered with FENSA. You
should ask your Legal Adviser to check whether these doors comply and whether there is
a guarantee available (see section I1).
You should be aware that sealed double glazed units to the doors do not last indefinitely
and when the seals fail the gap between the panes of glass mists over as the result of
condensation. The exact lifespan of any of the sealed double glass units cannot be easily
verified and you should factor into long term maintenance budgeting the likelihood that
some of these sealed double glass units may need to be replaced

E7
Conservatory
and porches

Not applicable.

E8
Other joinery
and finishes

Other joinery and finishes include timber fascias to the original eaves and PVCu fascias
and soffits to the side and rear extension (vented).
From a ground level inspection no significant defects were apparent.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.

E9
Other

Property address

We recommend that the property is insured on 'an all risks basis' during the period of your
ownership and therefore if future problems with ground movement, subsidence, settlement
or foundation failure were ever encountered that this would be a fully insured peril.
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Limitations to inspection
Fitted carpets, floor coverings, furniture and household effects throughout the property prevented
a detailed inspection of some areas of the property. Floor coverings were not removed or lifted
at the edges and no inspection of any subfloor voids was undertaken.
Our inspection of the roof voids was limited to readily and safely accessible areas only.

F1
Roof structure

Main Roof
Access to the main roof void is gained via a hatch in the front bedroom ceiling. There is no
loft ladder currently provided. The loft is mainly boarded out.
The roof structure comprises a traditional 'cut' timber rafter frame incorporating hip rafters
and ceiling joists. The roof structure is overlaid with roofing felt which acts as a secondary
means of defence against wind driven snow and rain penetration.
The roof structure is undersized by modern standards. As mentioned earlier, some
deflection was noted to the front hip which is likely to be longstanding.
Ventilation to the roof space is limited and condensation could occur on vulnerable
surfaces. Some additional ventilation is recommended.
Condition Rating 2.
Extension Roof Void
Access to the extension roof void is gained via a hatch in the rear corridor ceiling. The roof
structure comprises a modern hip rafter frame overlaid with a modern breathable lining.
The roof structure appears satisfactory and no undue deflection of timbers or other
significant deficiencies.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.
Notes:
Adequate party walls have been formed in blockwork between the subject and the joining
roof voids for both security and fire protection purposes.
Lofts provide useful storage, but they should never be overloaded as this can cause
sagging of the joists and damage to the ceiling finishes. All stored items should be well
protected.
Mice and other vermin are common in lofts and often enter buildings during autumn as the
colder weather approaches. As electrical cabling and insulation could be harmed, periodic
treatments are likely to be needed.

F2
Ceilings

Property address

The original ceilings are of lath and plaster construction (with a traditional method of ceiling
construction with plaster applied to narrow strips of timber). In places these have been
replaced or overboarded in plasterboard. Plasterboard ceilings also provided to the
extension.
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No significant defects were noted apart from minor hairline cracking which can be dealt
with as part of the normal redecoration procedure.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.
Notes:
The original lath and plaster ceilings are now of some age. This kind of plaster work over
the years is susceptible to loss of adhesion and sudden failure. Ongoing repair or
replastering must be anticipated as part of the redecoration procedure.

F3
Walls and partitions

The property has a mixture of solid masonry and plasterboard lined, timber framed internal
walls. There is tiling to the 'wet' areas.
Some high damp meter readings were noted to the front wall of the playroom. At present
this has not caused significant deterioration to the decor or plasterwork however you refer
to our comments in Section J1  Risks to buildings.
Upon random tapping pockets of hollow plaster were noted. The presence of hollow plaster
is not considered to be surprising. We advise that when future redecoration is required
some localised removal and reinstatement may be required on a room by room basis.
Condition Rating 2.
Notes:
Internal partitions have been rearranged with the removal of # and without exposure of
work, I cannot confirm that the loads have been properly redistributed, no obvious signs of
failure were found but this work may well have required Building Regulation approval
The edge seals to tiled areas, particularly around sanitary fittings, are often a source of
water leakage and potential rot. Periodic inspections should be undertaken.
Internal decorations are generally considered to be a matter of personal taste and it is
assumed that you will be allowing for some internal redecoration.

F4
Floors

The ground floors to the original cottage are of suspended timber joist construction whilst
the floors to the side and rear extension are believed to be of solid construction. First floors
are of timbers. Finishes include timber boarding, fitted carpets and ceramic tiling to kitchen
and bathroom.
The floors were all found to be reasonably level and firm with no undue springiness. Floor
finishes were also found to be in reasonable condition.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.
Notes:
Around some external elevations, subfloor vents are in existence. Subfloor vents are
required to provide a flow of air beneath the suspended timber ground floors. The flow of air
can reduce the possibility of condensation forming and also decay/deterioration to timber
surfaces. It is imperative that subfloor vents are kept free and unobstructed at all times.
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F5
Fireplaces, chimney
breasts and flues

There are no open fireplaces.
In the sitting room a woodburner has been installed which is connected to a stainless
steel flue which passes right up through the house.
The woodburner appears to have been installed correctly and we have seen a copy of a
HETAS certificate dated 23rd July 2012. However, to comply with current regulations a
carbon monoxide alarm should be installed. The lack of a suitable alarm is a potential
hazard (see Section J3  Risk to people). A suitable alarm should be fitted now.
Condition Rating 3.
Notes:
When using the wood burner it is important that well seasoned timber from a reputable
supplier is used and the flue is regularly swept (at least once a year but dependent on
usage).

F6
Builtin fittings (builtin
kitchen and other fittings,
not including appliances)

A modern fitted kitchen is provided with matching wall and base units, woodgrain effect
worktops and ceramic sink unit.
The kitchen has suffered some wear and tear including damage to the plinths.
Condition Rating 2.
Notes:
Your Legal Adviser should confirm what appliances will be included in the sale.
It is advisable to fit a cooker extractor hood in order to minimise condensation and smells.

F7
Woodwork (for
example, staircase
and joinery)

Internal joinery comprises timber skirtings, architraves and linings. Internal doors comprise
a mixture of timber panel and glass panel doors of varying age and specification. There is a
timber staircase connecting behind at first floor level.
The internal joinery was found to be in a serviceable condition with no significant defects
apparent.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.
Notes:
Where skirtings abut damp surfaces some future decay will be inevitable although none of
a significant nature was found at the time of inspection.
Bearing in mind the age of the property lead paint may have been used. When this peels
and flakes it can be harmful, particularly to pregnant women and children. Testing kits are
readily available and if found, the paint should be removed carefully with appropriate
precautionary measures taken.
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F8
Bathroom fittings

At ground level there is a shower room with corner shower cubicle, wall basin and WC with
concealed cistern. At first floor level there is a tile panelled bath with shower attachment
and glass screen, low level WC and pedestal basin.
The sanitary fittings were found to be in reasonable condition however, the sealant around
the shower tray is deteriorating and should be reformed.
Condition Rating 2.
Notes:
It is important to ensure that the tiling and seals are properly made and maintained at the
junction between wall surfaces and baths, showers etc., as damp penetration can lead to
the development of fungal decay in concealed areas. This may not become apparent until a
major attack has developed necessitating extensive and costly repairs.
Regular usage of the extractor fans will help minimise condensation, mould and smells.

F9
Other

Condensation
There is no evidence of excessive condensation within the living accommodation. However,
condensation is present to a degree in all properties due to relatively warm, moist air,
coming into contact with cold surfaces, such as walls and glazing. The warm air then cools
and it is unable to hold as much moisture, resulting in the formation of water on the surface
and subsequent dampness. Condensation can be a difficult problem to manage, but
sensible use of heating and ventilation will help.
Smoke Alarms
Mains powered smoke detectors have been installed. A heat detector should be installed in
the kitchen and a carbon monoxide detector should also be fitted near the boiler and wood
burner (see section J3 Risks to People).
Sound Insulation
The property may suffer from some noise transmission from adjoining occupiers. Although
no problems were noted at the time of inspection, if this proves to be a serious problem
you may need to consider further sound insulation.
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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.

Limitations to inspection
Only a visual inspection of the services has been carried out  no tests have been undertaken.

G1
Electricity

Safety warning: The Electrical Safety Council recommends that you should get a registered electrician to check the
property and its electrical fittings at least every ten years, or on change of occupancy. All electrical installation work
undertaken after 1 January 2005 should have appropriate certification. For more advice contact the Electrical Safety
Council.

Mains electricity is connected with the meter located in an external housing to the front. A
consumer unit is located in the entrance hall and comprises miniature circuit breakers with
additional short circuit provided by a residual current circuit breaker (RCCB). Wiring is
sheathed in PVC.
We have not seen a current inspection and testing certificate. (According to a label on the
consumer unit the installation was last inspected on 26th April 2007). This is a safety
hazard (see Section J3  Risks to people) and consequently necessitates a condition 3
rating.
Whilst we have no concerns you should arrange for a registered electrical contractor who is
a member of the Electrical Safety Register to carry out an inspection to ensure that the
installation is safe.
Condition Rating 3  Further Investigation.
Notes:
It is impossible to fully assess the condition of an electrical installation on the basis of a
visual inspection only. There are many factors relating to the adequacy of electrical
installations which can only be identified by a test which covers matters relating to
resistance, impedance and current, etc. Indeed, Electrical Safety First recommend that
domestic installations should be tested at least every 10 years and upon change of every
occupation.
You should carefully consider your own needs with regard to the installation, as
improvement or alteration works can be disruptive and are best undertaken, prior to
redecoration. An approved contractor should carry out any larger repair and alteration
works, or they now require Building Regulation approval.
With effect from 1st January 2016 Amendment 3 of the 17th edition of the IET Wiring
Regulations will require all new consumer units to have their enclosure manufactured from
noncombustible material or be enclosed in a cabinet or enclosure constructed of non
combustible material. We recommend a suitable noncombustible cabinet is provided.
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G2
Gas/oil

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

Mains gas is connected with the meter located in an external housing to the left side flank.
The meter and connected pipework appeared satisfactory however we have not seen any
evidence that the gas meter, supply or appliances have recently been tested. The absence
of a test certificate is a safety hazard (see section J3 Risks to People) and necessitates a
Condition 3 rating.
In the absence of a recent gas safety record from the vendor you should ask a Gas Safe
registered contractor to carry out a gas safety installation check (or its equivalent). This
should include ALL appliances, gas pipework and the meter.
Condition rating 3  Further Investigation
Notes:
Annual safety inspections of gas installations are essential and if not undertaken in the
last year, usually when the heating is serviced, testing is now recommended.

G3
Water

Mains water is connected with an internal stopcock located in the kitchen and the external
stop valve in the front pavement.
The supply to all fittings is directly fed from the water main and there is no cold water
storage tank. Pipework is plumbed in copper and plastic.
The installation appeared satisfactory although no tests have been carried out. There is no
evidence of any leakage although much of the pipework is concealed within ducts and
floors.
Condition rating 1. No repair is currently needed. The property must be maintained in the
normal way.
Notes:
Every property with a mains water supply requires both internal and external stopcocks for
proper control of the incoming water supply. It is important to know the position of the
stopcocks so that the water can be turned off in an emergency and when carrying out
alterations to the plumbing system. They should be checked regularly to ensure that they
open and close properly. All occupants of the house should be aware of the stopcock
locations.
You should note that the property is located in a hard water area, there is a likelihood that
some scaling/furring of internal components may have occurred, which could reduce the
efficiency or effectiveness of the system.
We have not seen the main cold water supply pipe and cannot comment upon its
condition.
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G4
Heating

Central heating is provided by a modern wall mounted gas fired Alpha CD35L combination
boiler (condensing). Heating controls include a builtin clock programmer and room
thermostat in the living room. The boiler is connected to a modern system of finned
convector radiators, the majority of which are fitted with thermostatic radiator valves
(TRVs).
The central heating system was not operating at the time of inspection and we therefore
are unable to comment on whether the pipework, radiators and joints are watertight. No
obvious defects were apparent.
For safety reasons, all central heating systems should be serviced annually by a
Gas Safe registered heating engineer. We have seen no evidence that the heating
system has been checked or serviced within the last 12 months Your Legal Adviser should
request service reports from the vendor. If none exist, then the appliance should be
checked prior to further use by a Gas Safe registered heating engineer.
Condition Rating 3  Further Investigation.
Notes:
Central heating boilers have a useful life of around 15 years from new, but sudden failure
can occur, particularly in this relatively hard water area. Regular maintenance is essential
to ensure safe operation and that maximum boiler life is obtained.

G5
Water heating

G6
Drainage

Hot water is provided directly on demand by the combination boiler and there is no stored
supply.

Surface Water Drainage
The surface water system cannot be inspected below ground without opening up
procedures. We cannot confirm their condition or effectiveness. Similarly, the adequacy of
soakaways has not been established, although you are advised that they tend to silt up
and become less effective over time (eventually requiring replacement).
Condition rating NI.
Foul Drainage
The property is believed to benefit from a mains drainage installation, however, your Legal
Adviser should confirm that the property connects directly to the public sewer and also
establish whether there has been any past drainage problems at the property or in the
immediate vicinity.
There is a single inspection chamber to the rear of the property giving access to the
underground drainage system. The cover was lifted and the chambers found to be clear and
free of any significant blockages. The majority of the drainage system is however located
below ground and could not be inspected. We cannot comment upon the condition of these
drains.
Condition Rating NI.
Notes:
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It should be appreciated that the only true means of ascertaining the condition of the
drainage system is by means of a specialist test utilising CCTV cameras. If you wish to be
totally reassured about the condition of the drains we recommend that you have this
undertaken.
The drainage system would appear to be combined with that of the adjoining properties.
Your Legal Adviser should advise you as to your rights and liabilities in this regard (see
section I3).
Faulty drainage is a frequent source of damp penetration and can cause subsidence and
movement. We recommend that the drains are regularly inspected to ensure that they are
free flowing.

G7
Common services

Property address
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Limitations to inspection

H1
Garage

H2
Other

H3
General

There is no garage.

There are no significant other matters.

The property occupies a regular shaped plot with gravelled parking area to front and long
narrow garden to the rear.
Boundaries are marked by timber fencing and mature hedging.
Your Legal Adviser should confirm the extent and ownership of the boundaries (see section
I3). This is important as boundary walls and fences can be costly to repair and replace.
Doubts over the position of the boundaries can also cause neighbour disputes that can be
unpleasant and expensive to resolve.
The boundary fences are deteriorating; loose and damaged sections should be repaired.
Wooden fences would benefit from treatment with preservative.
In the rear garden there are a couple of timber sheds and an aluminium glass house.
Timber buildings such as sheds and summer houses are considered as temporary
buildings and are beyond the scope of the report. They have not been inspected.
Glazing to the aluminium glass house may not be safety glass which is a potential hazard
should anyone fall against it (see section J3 Risks to People).
In the rear garden there is a small garden pond. Garden ponds can be a hazard to young
children and should be fenced off as required.
We found no obvious signs of Japanese Knotweed (or other Schedule ( invasive plants)
however you should refer to our comments in section J2
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We do not act as 'the legal adviser' and will not comment on any legal documents. However, if
during the inspection we identify issues that your legal advisers may need to investigate further,
we may refer to these in the report (for example, check whether there is a warranty covering
replacement windows).
I1
Regulation

Your Legal Adviser should check the following:
l

l

l

I2
Guarantees

That Local Authority notifications and approvals for the extension and alteration works
were obtained and all necessary statutory inspections have been made. If regulations
have been breached it is possible that alteration works could be needed to ensure
compliance.
Certification relating to the electrical or heating installations both of which appear to have
been replaced in recent years.
FENSA certificates in relation to the double glazed windows.

Your Legal Adviser should make formal enquiries of the existing owner to find out if any
guarantees are applicable to the property.
Your Legal Adviser should establish in the precontract enquiries the existence and validity
of any service agreements for the central heating boiler, the date of the original installation,
the name of the service company and when testing/servicing was last carried out should
also be determined.

I3
Other matters

The property is assumed to be freehold. You should ask your Legal Adviser to confirm this
and explain the implications.
In addition to the usual enquiries your Legal Adviser should advise on:
l
l
l
l

Property address

Environmental report
Ownership of boundaries
Rights/liabilities in respect of shared drainage
Tree Preservation Orders
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This section summarises defects and issues that present a risk to the building or grounds, or
a safety risk to people. These may have been reported and condition rated against more than
one part of the property or may be of a more general nature, having existed for some time
and which cannot be reasonably changed.
J1
Risks to the building

Structural Movement
Within the limitations of a single inspection we found no evidence of significant subsidence,
settlement or other structural movement.
From our local knowledge, the property may be built upon a shrinkable subsoil. This is
susceptible to shrinkage or expansion according to its moisture content, and seasonal
movement cannot be ruled out, especially during long spells of dry weather. Accordingly,
we recommend that you ensure that the property insurance policy contains adequate
provision against subsidence, landslip and heave.
Dampness
Some high damp meter readings were noted to the front wall of the playroom which has not
resulted in spoiling of plaster wall finishes. This is probably a result of high external ground
levels and/or blocked cavities but could be due to a partial breakdown of the dampproof
course or due to condensation in the subfloor void
We do not believe that a specialist report is necessary. You should have the ground levels
lowered and the cavities opened up for inspection and have any debris carefully removed. If
it is then evident that the damp proof course is defective then an injected chemical damp
proof course will be required with associated replastering. However we normally find
lowering ground levels and clearing the cavities normally resolves the problem.
Timber Defects
No significant defects were found, although a full inspection of all internal timbers was not
possible. However, the property is of a borderline age so far as possible wood boring beetle
infestation, decay and other timber defects are concerned. We cannot therefore rule out
the possibility that closer examination of individual timbers may reveal such defects in
which event specialist advice/remedial treatment should be commissioned as appropriate.

J2
Risks to the grounds

Contamination
No adverse factors were noted, although we have not seen a copy of any environmental
survey report and recommend that such a report should be commissioned.
Flooding
The property is not situated in an area in which The Environment Agency
(http://www.environmentagency.gov.uk) has indicated could be at an increased risk from
river flooding. However, unusually heavy and concentrated rainfall in recent years has
highlighted inadequacies with stormwater drainage in many areas. To our knowledge, the
area has not flooded in recent times, but your Legal Advisers should carry out further
formal enquiries.
Japanese Knotweed
No obvious presence of Japanese Knotweed was found however we have not carried out an
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ecological survey or Japanese Knotweed Survey. Depending on the time of year, species ,
previous treatment undertaken etc Japanese Knotweed can be difficult to identify. If you
wish to be totally reassured that there is no Japanese Knotweed present in the grounds (or
immediate neighbouring property) you are recommended to have a Japanese Knotweed
survey undertaken.

J3
Risks to people

Asbestos
This report is NOT an asbestos survey. It can be difficult to identify products containing
asbestos, particularly if they are covered and painted.
In a property of this age, there is a possibility of asbestos based products. According to
the Health & Safety Executive (HSE) the presence of asbestos does not normally
constitute a health hazard unless it is disturbed, drilled or damaged. Any materials are
usually best left undisturbed. However, whenever maintenance work, building improvements
or other alterations are undertaken, you should be mindful of the possibility of asbestos. If
found, certain asbestos material may need to be removed by a licensed contractor, which
could be costly. Further guidance can be obtained online from www.hse.gov.uk/asbestos.
Health and Safety
The following risks were noted that may impact upon the health and safety and quiet
enjoyment of the property user:
E5 (Windows)  low window cill height
F5 (Fireplace)  lack of carbon monoxide alarm
G1 (Electricity)  lack of current test certificate
G2 (Gas)  lack of Gas Safety certificate
G4 (Heating)  lack of service record
H3 (General)  lack of safety glass
H3 (General)  garden pond
As a matter of course we recommend the installation of an interlinked mains wired smoke
alarm system and audible carbon monoxide detector.

J4
Other
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searches in this regard.
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In my opinion the Market Value on

£ 00000

as inspected was:

ZERO POUNDS AND ZERO PENCE

(amount in words)
Tenure

Freehold

Area of property (sq m)

000 (GIA)

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

£ 00000

ZERO POUNDS AND ZERO PENCE

(amount in words)
In arriving at my valuation, I made the following assumptions.
With regard to the materials, construction, services, fixtures and fittings, and so on I have assumed that:
an inspection of those parts that I could not inspect would not identify significant defects or
a cause to alter the valuation;
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 account of any furnishings, removable fittings or sales incentives.
With regard to legal matters I have assumed 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 the property is or will be used for, does not break any laws;
no particularly troublesome or unusual restrictions apply to the property, that the property
is not affected by problems which would be revealed by the usual legal inquiries and that all
necessary planning permissions and Building Regulations consents (including consents for
alterations) have been obtained and complied with; and
the property has the right to use the 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 localauthority, not private, control).
Any additional assumptions relating to the valuation

None.
Your legal advisers, and other people who carry out property conveyancing, should be familiar with these
assumptions and are responsible for checking those concerning legal matters.
My opinion of the Market Value shown here could be affected by the outcome of the enquiries by your
legal advisers (section I) 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

You should be aware that economic factors can have an adverse impact on the housing market
and house values.
Current house prices are being driven by a limited stock of properties to purchase which is
coupled with a high demand. Consequently we have seen house vales rise significantly over the
last 12 months. There is a risk that values will drop if more properties are brought onto the
market and demand decreases.
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Note: You can find information about the assumptions I have made in calculating this reinstatement cost in the
'Description of the RICS HomeBuyer Service' provided. The reinstatement cost is the cost of rebuilding an average
home of the type and style inspected to its existing standard using modern materials and techniques, and by acting in
line with current Building Regulations and other legal requirements. This will help you decide on the amount of buildings
insurance cover you will need for the property.
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"I confirm that I have inspected the property and prepared this report, and the
Market Value given in the report."
Signature

Surveyor's RICS number

1122872

Qualifications

MRICS

For and on behalf of
Company
Address
Town
Postcode
Website
Email

Property address
Client's name

Kevin Shaw & Associates
Brackendene, Woodlands Road
County

Brockenhurst
SO42 7SF

Phone number

http://www.shawsurveyors.co.uk

Hampshire

01590 624880
Fax number

kshawmrics@googlemail.com
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Date this report 11 October 2017
was produced

RICS Disclaimers
1. This report has been prepared by a surveyor ('the Employee') on behalf of a firm or company of surveyors ('the
Employer'). The statements and opinions expressed in this report are expressed on behalf of the Employer, who
accepts full responsibility for these.
Without prejudice and separately to the above, the Employee will have no personal liability in respect of any
statements and opinions contained in this report, which shall at all times remain the sole responsibility of the
Employer to the exclusion of the Employee.
In the case of sole practitioners, the surveyor may sign the report in his or her own name unless the surveyor
operates as a sole trader limited liability company.
To the extent that any part of this notification is a restriction of liability within the meaning of the Unfair Contract
Terms Act 1977 it does not apply to death or personal injury resulting from negligence.
2. This document is issued in blank form by the Royal Institution of Chartered Surveyors (RICS) and is available only
to parties who have signed a licence agreement with RICS.
RICS gives no representations or warranties, express or implied, and no responsibility or liability is accepted for
the accuracy or completeness of the information inserted in the document or any other written or oral information

Property address

Sample Report, XXXXX, XXXXX, XXXXX

ca724eda-8ac4-4a04-b9fb-45c6a40ba0f9

31

given to any interested party or its advisers. Any such liability is expressly disclaimed.

Property address

Sample Report, XXXXX, XXXXX, XXXXX

ca724eda-8ac4-4a04-b9fb-45c6a40ba0f9

32

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 with specialist skills and who are members of regulated
organisations (for example, electricians, gas engineers, plumbers and so on). Some work may also
need you to get Building Regulations permission or planning permission from your local authority.

Further investigations
If the surveyor is concerned about the condition of a hidden part of the building, could only
see part of a defect or does not have the specialist knowledge to assess part of the property
fully, the surveyor may have recommended that further investigations should be carried out to
discover the true extent of the problem.

Who you should use for these further investigations
You should ask an appropriately qualified person, though 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 governmentapproved schemes. If
you want further advice, please contact the surveyor.

What the further investigations will involve
This will depend on the type of problem, but to do this properly, parts of the home may have to
be disturbed and so you should discuss this matter with the current owner. In some cases, the
cost of investigation may be high.

When to do the work
The condition ratings help describe the urgency of the repair and replacement work. The
following summary may help you decide when to do the work.
Condition rating 2  repairs should be done soon. Exactly when will depend on the type of
problem, but it usually does not have to be done right away. Many repairs could wait weeks
or months, giving you time to organise suitable reports and quotations.
Condition rating 3  repairs should be done as soon as possible. The speed of your
response will depend on the nature of the problem. For example, repairs to a badly leaking
roof or a dangerous gas boiler need to be carried out within a matter of hours, while other
less important critical repairs could wait for a few days.

Warning
Although repairs of elements with a condition rating 2 are not considered urgent, if they are not
addressed they may develop into defects needing more serious repairs. Flat roofs and gutters
are typical examples. These can quickly get worse without warning and result in serious leaks.
As a result, you should regularly check elements with a condition rating 2 to make sure they
are not getting worse.
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In order to access the Terms of Engagement and Description of Service please copy and
paste the links on your browser
https://isurvworksmart.com/HBR_DHSSTEupdated_Dec_2016.pdf
https://isurvworksmart.com/leasehold_dhs_final.pdf
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This diagram illustrates where you may find some of the building elements referred to
in the report.
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