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	Why do I need my own Survey?

The best way to reach an informed decision on such an important investment as a home is to have a professional survey and valuation of the property which interests you. Before you decide to go ahead and commit yourself legally, you can minimize the risks by asking a qualified surveyor to answer these questions for you:

· Is the agreed price reasonable?
· Are there drawbacks I don’t know about?
· If so, what do I need to do about them?
Commissioning your own survey is the simple, economical way to avoid unpleasant – and perhaps costly – surprises after moving in. In some cases, the surveyor’s report may enable you to renegotiate the price.

I already have a Mortgage Valuation report….

Even if you are seeking a mortgage – and may be paying for a Mortgage Valuation report – it is still advisable and prudent to arrange a survey by your own surveyor. The Consumers’ Association Which? Magazine and the Council of Mortgage Lenders both give this advice.

The reason is simple: the Mortgage Valuation report is prepared for the lender – not for you, the borrower. It answers only the lender’s questions concerning the appropriate security for your loan. You cannot rely on it to answer the questions which concern your personal interests.

What choice of surveys do I have?

RICS members also offer two forms of survey which are specifically designed to help homebuyers:

A Building Survey

(formerly called a structural survey)

A Building Survey is suitable for all residential properties and provides a full picture of their construction and condition. It is likely to be needed if the property is, for example, of unusual construction, is dilapidated or has been extensively altered or where a major conversion or renovation is planned. It is usually 
	tailored to the client’s individual requirements. The report includes extensive technical information on construction and materials as well as details of the whole range of defects, major to minor.

The Homebuyer Survey & Valuation
(usually called ‘The Homebuyer Service’)

By contrast, The Homebuyer Service is in a standard format and is designed specifically as an economy service. It therefore differs materially from a Building Survey in two major respects.

· It is intended only for particular types of home: houses, flats and bungalows which are:

· conventional in type and construction

· apparently in reasonable condition.

· It focuses on essential: defects and problems which are urgent or significant and this have an effect on the value of the property – although it also includes much other valuable information.

The Homebuyer, unlike a Building Survey, provides not only a survey but also a valuation as an integral part of the Service.

What else should I know about the Homebuyer Service?

The Service – the inspection, the report and the valuation – are all explained in detail in the accompanying Description of the Homebuyer Service, but the highlights are:

· This is an economy package.  Because of the practical limits on the type of property and on the scope of its coverage, the Homebuyer Service is priced mid-range – more expensive than a Mortgage Valuation, but less than a Building Survey.

· The surveyor’s main objective in providing the Service is to assist the prospective homebuyer to:

· make a reasoned and informed judgment on whether or not to proceed with the purchase.

· assess whether or not the property is a reasonable purchase at the agreed price.

· be clear what decisions and actions should be taken before contracts are exchanged.
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	The Surveyor also gives his or her professional opinion on the particular features of the property which affect its present value and may affect its future resale.

· The concise report covers the building inside and outside, the services and the site. It focuses on the defects and other problems which in the judgment of the surveyor are urgent or significant, but it also covers:

· the general condition and particular feature of the property

· particular points which should be referred to the client’s legal advisers

· other relevant considerations concerning, for example, safety, the location, the environment, or perhaps insurance.

Matters which are judged to be not urgent or not significant are in general not included in the report, but the surveyor will mention matters judged to be both helpful and constructive.
	· Where the client has a particular concern – perhaps whether the property is suitable for a disables person – the surveyor will keep this in mind during the inspection. Or, a specific addition to the Service – perhaps to the standard inspection – may be agreed between client and surveyor.

Where necessary, the surveyor may also be able to provide some extra service which is outside the scope of the standard package – perhaps providing a schedule of minor defects (for later discussion with a contractor), or arranging for the testing of mains services by suitably qualified specialists.

· Where the client should take some action before deciding to proceed with the purchase, this is signaled clearly in the text of the report and included in the summary of action and other key considerations.

The main features of the Homebuyer Service are compared below with those of a Building Survey:


	
	Homebuyer

Survey & Valuation
	Building Survey

	Type of property
	Conventional houses, flats, bungalows, etc., in apparently reasonable condition
	Any residential or other 

property, in any condition.

	Type of service
	Economy package in standard

form
	Custom – made to client’s 

individual needs

	Objects of service
	To assist client to: (i) make an informed judgment on whether 

or not to proceed; (ii) decide whether or not the property is a reasonable purchase at agreed 

price; and (iii) assess urgent and significant matters before exchanging contracts
	The provide client with:

(i) assessment of construction/ condition of the property; and

(ii) technical advice on problems and on remedial works.

	Special features
	Focus on urgent and significant matters
	Details of construction/ materials/defects

	Valuation
	Integral part of Homebuyer Service
	Provided as agreed extra

	Form of Report
	Compact, fixed RICS format
	Usually much longer, in 

surveyor’s format


( THE ROYAL INSTITUTION OF CHARTERED SURVEYORS 1997
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	Part 1:

GENERAL

	Please note:  These Standard Terms of Engagement form part of the contract between the Surveyor and the Client.

A modified form of the Homebuyer Survey & Valuation Service applies in Scotland.
	1 The Service.  The standard HOMEBUYER Survey & Valuation Service (“the Service”) which is described in Part 2 of these Terms (“the Description”) applied unless an addition to the Service is agreed in writing before the Inspection.  (An example of such an addition is reporting upon parts which are not normally inspected, such as the opening of all windows.)

2 The Surveyor who provides the Service will be a Chartered Surveyor who is competent to survey, value and report upon the Property which is the subject of these Terms.

3 Before the Inspection. The Client will inform the Surveyor of the agreed price for the Property and of any particular concerns (such as plans for extension) which he or she may have about the Property.

4 Terms of payment. The Client agrees to pay the fee and any other charges agreed in writing.

5 Cancellation. The Client will be entitled to cancel this contract by notifying the Surveyor’s office at any time before the day of the Inspection. The Surveyor will be entitled not to proceed with the provision of the Service (and will so report promptly to the Client) if, after arriving at the Property, he or she concludes:

a) that it is of a type of construction of which he or she has insufficient specialist knowledge to be able to provide the Service satisfactorily; or

b) That it would be in the typical Client’s best interests to be provided with a Building Survey, plus Valuation, rather than the Hombuyer Service.

In case of cancellation, the Surveyor will refund any money paid by the Client for the Service, except for expenses reasonably incurred. In the case of cancellation by the Surveyor, the reason will be explained to the Client.

6 Liability. The Report provided is solely for the use of the Client and the Client’s professional advisers, and no liability to anyone else is accepted. Should the Client not act upon specific, reasonable advice contained in the Report, no responsibility is accepted for the consequences.

7 Complaints Handling Procedure.  A copy of the firm’s complaints handling procedure is available on request.

Part 2:

DESCRIPTION OF THE HOMEBUYER SERVICE

attached


[image: image3.jpg]HQMEBUYER

EY & VALUATION





	A1 The Service

A1 The Homebuyer Service comprises:

· an Inspection of the Property (Section B below)

· a concise Report based on the Inspection (Section C)

· the Valuation, which is part of the Report (Section D)

1 The Surveyor’s main objective in the Homebuyer Service is to give Clients considering buying a particular Property the professional advice which will assist them:

· to make a reasoned and informed judgment on whether or not to proceed with the purchase.

· to assess whether or not the Property is a reasonable purchase at the agreed price.

· to be clear what decisions and actions should be taken before contracts are exchanged.

A3 The Homebuyer Service therefore covers the general condition of the Property and particular features which affect its present value and may affect its future resale. The Report focuses on what the Surveyor judges to be urgent or significant matters.  Significant matters are those which, typically, in negotiations over price would be reflected in the amount finally agreed.
B   The Inspection
B1 The Inspection is a general surface examination of those parts of the Property which are accessible: in other words, visible and readily available for examination from ground and floor levels, without risk of causing damage to the Property or injury to the Surveyor. Due care is therefore exercised throughout the Inspection regarding safety, practicality and the constraints of being a visitor to the Property (which may be occupied). So furniture, floor coverings and other contents are not moved or lifted; and no part is forced or laid open to make is accessible.

B2 The services are inspected (except, in the case of flats, for drainage, lifts and security systems), but the Surveyor does not test or assess the efficiency of electrical, gas, plumbing, heating or drainage installations, or compliance with current regulations, or the internal condition of any chimney, boiler or other flue. Also, the Surveyor does not research the presence (or possible consequences) of contamination by any harmful substance. However, if a problem is suspected in any of these areas, advice is given on what action should be taken.

B3 Where necessary, parts of the Inspection are made from adjoining public property.  Such equipment as a       damp-meter, binoculars and torch may be used. A ladder is used for hatches and also for flat roofs nor more than three metres above ground level. Leisure facilities and non-permanent outbuildings (such as pools and timber sheds) are noted but not examined. In the case of flats, exterior surfaces of the building containing the Property, as well as its access areas, are examined in order to assess their general condition; roof spaces are inspected if there is a hatch within the flat.
	C  The Report
C1 The Report provides the Surveyor’s opinion of those matters which are urgent or significant and need action or evaluation by the Client before contracts are exchanged. It includes some or all of the following:

· urgent repairs (e.g. gas leak; defective chimney stacks) – for which the Client should obtain quotations where appropriate.

· significant matters requiring further investigation where essential (e.g. suspected subsidence) – for which the Client should obtain (and may have to pay for) reports and quotations from suitable contractors

· significant but not urgent repairs and renewals (e.g. new covering for flat roof before long)

· other significant considerations (e.g. some potential source of inconvenience) which the Surveyor wishes to draw to the attention of the Client

· legal matters (e.g. a possible right of way) which the Client should instruct the Legal Advisers to include in their inquiries.

C2 Matters assessed as not urgent or not significant are outside the scope of the Homebuyer Service and are generally not reported; however, other matters (such as safety) are reported where the Surveyor judges this to be helpful and constructive. If a part or area normally examined is found to be not accessible during the Inspection, this is reported; if a problem is suspected, advice is given on what action should be taken.

C3 The Report is in a standard forma arranged in the following sequence: Introduction & Overall Opinion; The Property & Location; The Building; The Services & Site; Legal & Other Matters; Summary; Valuation. In the case of leaseholds, the Report is accompanied by a standard appendix called Leasehold Properties.

D The Valuation and Reinstatement Cost

D1 The last section of the Report contains the Surveyor’s opinion both of the Market Value of the Property and of the Reinstatement Cost, as defined below.

D2 “Market Value” is the estimated amount for which a property should exchange on the date of valuation between a willing buyer and a willing seller in an arm’s length transaction after proper marketing wherein the parties had acted knowledgeably, prudently and without compulsion. In arriving at the opinion of the Market Value, the Surveyor also makes various standard assumptions covering, for example: vacant possession; tenure and other legal considerations; contamination and hazardous materials; the condition of uninspected parts; the right to use mains services; and the exclusion of curtains, carpets, etc., from the valuation. (If required, details are available from the Surveyor.) Any additional assumption, or any found not to apply, is reported.

D3 “Reinstatement Cost” is an estimate for insurance purposes of the current cost of rebuilding the Property in its present form, unless otherwise stated. This includes the cost of rebuilding the garage and permanent outbuildings, site clearance and professional fees, but excludes VAT (except on fees).

( THE  ROYAL INSTITUTION OF CHARTERED SURVEYORS 2003
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