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Learning objectives

• By the end of this session, delegates will understand:
• some of the ways the RICS HSS ‘benchmarks’ differences 

between a level 2 and a level 3 report for a client;
• what might be a definition of the term ‘broader and 

deeper technical knowledge’ in the RICS HSS;
• how to advise a client which level of report Service is 

appropriate for them; and
• that preparing a level 2 or level 3 report for a client and 

others who rely on that report is not necessarily a simple 
matter and can affect people’s lives.
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RICS HSS requirements
• This is a mandatory 

document;
• ‘Must’ means MUST;
• Significant number of 

requirements and 
obligations imposed 
on us by this 
Professional 
Standard; and

• This presentation is 
NOT a golden bullet 
that gives us all the 
answers.
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Surveys are theoretically 
‘regulated’, but in practice 

professionals (should) 
regulate themselves……

……professional 
standards, 

regulation and Rules 
of Conduct are all 

related……

…..will our surveys 
become regulated 

in practice?

It’s not a 
suggestion!

Since ‘must’ is 
mandatory – we 

‘must’ do it (I would 
have this ‘must’ in 

bold)

Mandatory – ‘something that must be done, 
usually because the law states that it 

is necessary’ Cambridge Dictionary, online

‘Should’ is good practice, but best follow the guidance or we may 
have to explain why we didn’t (‘should’ appears 110 times)
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It’s best to follow the guidance set 
out in RICS Practice Standards

The Good News….we 
only have to be 

‘reasonably competent’

Mandatory 
requirement

This is fundamental to being ‘professional’; our 
‘knowledge and experience’ must be ‘adequate’
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We must have a ‘broader and deeper 
technical knowledge’ for level 2 

reports on ‘special properties’ and for 
all level 3 services

Special properties: older, 
complex, historic, 

neglected

Group discussion

How do we decide whether a level 2 or level 3 report is 
appropriate for the client and or the property? What 
factors does the RICS HSS require us to consider?
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Group discussion

How do we decide whether a level 2 or level 3 report is 
appropriate for the client and or the property? What 
factors does the RICS HSS require us to consider?

FEEDBACK
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Group discussion

• There are three factors to consider:

• Property attributes including type, age, construction etc.,
• Client requirements, and
• Surveyor competence (knowledge, understanding and 

experience [those years of practice referred to above]).

12
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A protocol 
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Half a protocol! 

14

Surveyor 
competence

Property 
attributes
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…and the other half! 

15

Client needs

Surveyor 
competence

Example 1 
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• Built mid 60s
• Brick and tile

• Client wants a ‘thorough 
job’

• ‘Looks OK’

So, what is it; 
level 2 or 3?
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Example 1  
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Example 1 
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Half a protocol! 
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…and the other half! 

20

Depends on 
competenceCrucial
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Decision time 
• It’s clearly non-traditional;
• A level 2 report is not appropriate;
• The client’s desire for a ‘thorough job’ is 

fundamental; so
• Level 2; or 
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Decision time 
• It’s clearly non-traditional;
• A level 2 report is not appropriate;
• The client’s desire for a ‘thorough job’ is 

fundamental; so
• Level 2; or
• Level 3? 
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Decision time 
• It’s clearly non-traditional;
• A level 2 report is not appropriate;
• What is your competence for the job?
• The client’s desire for a ‘thorough job’ is 

fundamental; so
• Level 2; or
• Level 3? 
• Level 3, subject to: 

• additional opening up of the steel frame to examine 
possible corrosion, and

• Surveyor competence.
23

Incidentally……. 
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Example 2• Built 1886
• Brick and slate

• Client wants to ‘know if 
it’s OK’

• ‘Looks OK’

So, what is it; 
level 2 or 3?

Half a protocol! 
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…and the other half! 
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Depends on 
competence

Decision time 
• It’s clearly ‘traditional’;
• A level 2 report may be appropriate; or
• A level 3 report ditto;
• The client’s indication it ‘looks OK’ and wants to 

‘know if it is OK’ is helpful(?); so
• Level 2; or 
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Decision time 
• It’s clearly ‘traditional’;
• A level 2 report may be appropriate; or
• A level 3 report ditto;
• The client’s indication it ‘looks OK’ and wants to 

‘know if it is OK’ is helpful(?); so
• Level 2; or 
• Level 3?
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Decision time 
• It’s clearly ‘traditional’;
• A level 2 report may be appropriate; or
• A level 3 report ditto;
• The client’s indication it ‘looks OK’ and wants to 

‘know if it is OK’ is helpful(?); so
• Level 2; or 
• Level 3?
• Level 2 or 3, depending on:

• What else the client says, and
• Surveyor competence.

30
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Example 3• Built 1920
• Brick and tile
• Extended 5 x

• Client wants to ‘know if it’s OK’
• ‘Looks OK’

Extension 1
Extension 2Original

So, what is it; 
level 2 or 3?

Example 2



Extension 4

Extension 3

Extension 5
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Half a protocol! 

33

…and the other half! 

34

Depends on 
competence
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Decision time 
• It’s clearly ‘complex’;
• A level 2 report may be appropriate; or
• A level 3 report ditto;
• The client’s indication it ‘looks OK’ and wants to 

‘know if it is OK’ is helpful(?); so
• Level 2; or 
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Decision time 
• It’s clearly ‘complex’;
• A level 2 report may be appropriate; or
• A level 3 report ditto;
• The client’s indication it ‘looks OK’ and wants to 

‘know if it is OK’ is helpful(?); so
• Level 2; or 
• Level 3?

36
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Decision time 
• It’s clearly ‘complex’;
• A level 2 report may be appropriate; or
• A level 3 report ditto;
• The client’s indication it ‘looks OK’ and wants to 

‘know if it is OK’ is helpful(?); so
• Level 2; or 
• Level 3?
• Level 3, due to ‘complexity’, depending on:

• What else the client says, and
• Surveyor competence.
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Conclusions on report level
• To get the right survey service:

• The property is important, but so is…
• Talking to the client fundamental; and
• Surveyor competence is vital;

• So is documenting the initial discussion and 
decision-making process on the level of survey.
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Group discussion

What does ‘broader and deeper technical knowledge’ 
mean? 

39

Group discussion

What does ‘broader and deeper technical knowledge’ 
mean? 

FEEDBACK

40
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Broader and deeper technical (professional?) knowledge – 1
• An adequate working knowledge is likely to include some, all or more than 

the following:
• RICS literature, especially Rules of Conduct and mandatory professional standards 

such as the HSS and Residential Retrofit Standard;
• Basic construction, building services and building pathology knowledge (paying 

special attention to issues most clients deem important such as structural 
movement, roofs and moisture) , e.g. Lead Sheet Training Academy, recognising
defects and or deficiencies in service installations (especially services that can kill), 
TRADA documents, methods and costs of repair works;

• BRE Digests – e.g. 245, 251 and 475 and Good Building and Repair Guides etc.;
• Benchmarks of good practice available in BRADs (Building Regulations Approved 

Documents) and or equivalent UK regional documents;
• Sustainability issues including matters such as thermal performance of materials, 

cold-bridges, ‘robust details’, effects of the climate emergency and EPCs;
• Legal issues and case law, e.g. land law, tenures, Building Regulations, Rylands v 

Fletcher, Party Wall etc. Act 1996, protected properties and locations, easements, 
buildings’ insurance including reinstatement cost assessment;

• Relevant BSI, EN, ISO & similar Codes of practice, e.g. BS 7913; 41

Broader and deeper technical (professional?) knowledge – 2
• HSE and other safety information, e.g. in relation to hazards, risk assessment, PACMs and 

legionella;
• Information from, and practices of, other professional organisations, e.g. RIBA, ISE, CIBSE;
• NHBC, LABC and other warranty providers’ Technical Manuals and Handbooks; 
• JPS on moisture, PCA information, SPAB literature, ‘vapour permeability’ of materials, 

Historic England ‘Repointing Brick and Stone Walls’ & other relevant UK regional technical 
information; 

• Documents about any special property types we specialise in, e.g. BRE ‘Non-traditional 
houses’, modern methods of construction, timber frames; 

• Information about local and or regional issues, e.g. environmental matters such as soil types, 
flooding, radon, knowledge of local stone types for older and historic properties; and 

• Any other relevant knowledge required for the particular instruction and or client 
requirement.

• It is very likely we will require several years of practical post-qualification experience to 
acquire such knowledge, to ensure satisfactory understanding and competence.

• A need for good initial mentoring, continuing relevant life-long learning and the 
appropriate experience of other professionals is confirmed.

• In all cases, our ‘broader and deeper technical knowledge’ must be sufficient to properly 
discharge our professional duty to clients and the wider public interest. 42



22

Group discussion

What do you think are the fundamental 
differences between level 2 and level 3 

reports?
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Group discussion

What do you think are the fundamental 
differences between level 2 and level 3 

reports?

FEEDBACK

44



23

‘Special property’

• Complex properties – extended, altered, built using many different 
materials;

• Older properties – built using traditional materials and techniques;
• Historic properties – listed and or valued for other architectural or 

similar reasons;
• Traditional timber frame buildings;
• Properties built much before 1850;
• ‘New’ (under construction or newly completed but not lived-in) 

properties;
• Properties in neglected condition.

45

46Not usually intended for a ‘special property’

Pp 22
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Level 2 Service ‘is unlikely to suit’….

47

Pp 23

Level 3 Service

48
Whereas, level 2 does not include a requirement to describe the ‘form of construction’

Pp 23



25

Level 3 Service should additionally….

49

Pp 23

The report

50
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51

Pp 16

Summary of HSS level 2 reporting requirements

• Describe material defects (no need to include construction form?);
• Identify risk of other hidden defects;
• Design or materials used in the element ‘that may result in more 

frequent and or costly maintenance and repairs than would normally 
be expected’;

• Likely remedial work broadly outlined;
• What needs to be done by whom and by when outlined;
• Explain implications of not addressing the identified problems; and
• Cross reference to overall assessment.

52
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Pp 16

Summary of HSS level 3 reporting requirements
• Form of construction and materials described in detail, with performance 

characteristics (important for older buildings, due to movement of 
moisture);

• Describe obvious defects;
• Describe identifiable risk of hidden defects;
• Outline remedial options;
• Likely consequences if repairs not done (if considered serious);
• Propose a timescale for the necessary work, including further 

investigation;
• Discuss future maintenance, identifying any such work likely to be more 

frequent and or costly;
• Identify risks from parts uninspected;
• Outline prioritisation of issues.

54
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55

Other 
issues to 
consider!

Pp 17
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LOTS to 
consider!

Pp 17
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57

Even 
MORE to 
consider!

Pp 18

…and all 
the other 
stuff…we 

must 
take out 

time)

Case study

58
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Project management
Level 2 and 3 case study

1911 left-hand semi-detached house on three 
floors, original ‘room in roof’, not a conversion

Time for you to begin making some (site) notes….

Brief details
• We are going to concentrate on the ‘walls’ section of the report and 

specifically the main front left-hand (north-west) elevation;
• During your inspection, you note that wall seems to form part of the left-

hand boundary of the property;
• As a result of your careful inspection, you conclude that the wall we are 

concentrating on is probably built in a mixture of solid and cavity 
construction, although most of the wall is cavity;

• Viewed from the road and because of a closer inspection, you see some 
horizontal cracking in bed joints at high level every 6 courses of bricks, on 
either side of the top bedroom window, confirmed when you open the 
sash from the inside;

• The prevailing wind in this location is from the south-west;
• There are no significant moisture readings and or visual or other 

indications of moisture, or other cracking, inside; and
• For this exercise, there are no other defects to this, or other, walls. 60
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Rear (north-
east)

Front 
(south-west) 

Main elevations

TLand 
Registry 

plan
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Features of the propertyEPC correctly identifies solid and cavity construction

The DEA (he’s 
good to your 
knowledge) 
includes the 

usual 
recommendation 
for wall insulation 
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Issue – wall type

Most walls 
have cavity 
widths…. 

….but front 
part of left-
hand gable 

has probable 
‘solid’ width 

Apparent 
boundary

The wall in question

66

Wall thickness measured 
through this window is 300mm 

The part of the wall measured 
as possible solid is here

You can’t get onto the 
adjoining land to closely 

inspect the wall, nobody in 
when you knock on the door 
(but as you walk to the door, 

you can still look!)
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The wall, closer view

67

Photo of wall viewed from 
road, with indications of 

horizontal cracking in 3 bed 
joints here 

Possible solid part here 

Group discussion

Briefly prepare examples of your level 2 and level 3 
external wall sections of a typical report – use ‘bullet 

points’ to save time if you like (I have!) 

68
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Group discussion

Briefly prepare examples of your level 2 and level 3 
external wall sections of a typical report – use ‘bullet 

points’ to save time if you like (I have!) 

FEEDBACK
69

Level 2 report
• Material defects (no need to 

describe construction form?);

• Identify risk of other hidden defects;

• Design or materials used in the 
element ‘that may result in more 
frequent and or costly maintenance 
and repairs than would normally be 
expected’;

• Likely remedial work broadly 
outlined;

• What needs to be done by whom 
and by when outlined;

• Explain implications of not 
addressing the identified problems; 
and

• Cross reference to overall 
assessment. 70

Cavity wall tie corrosion likely in the wall; given presence of 
cracks, age and exposure to prevailing south-west wind

Corroded wall ties are likely to require replacement

Get a price from suitably qualified person or contractor before 
exchange of contracts, following further investigation (CR3)

Risk of further corrosion in wall ties in other cavity walls

None 

If corrosion isn’t dealt with now, will almost certainly get 
worse, with possible risk of partial collapse (scaremongering?)

“See overall assessment” (and discuss in overall 
assessment)
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Level 2 report….plus…

71

There are no 
discrepancies 

between the EPC 
and the property

Explain that access will be required 
onto the land of the adjoining owner 
to carry out the further investigation 
and do the works and in the future?

There aren’t any?

Level 3 report
• Form of construction and 

materials described in detail, 
with performance 
characteristics (important for 
older buildings, due to 
movement of moisture);

• Describe obvious defects;
• Describe identifiable risk of 

hidden defects;
• Outline remedial options;
• Likely consequences if 

repairs not done (if 
considered serious);

• Propose a timescale for the 
necessary work, including 
further investigation;

• Discuss future maintenance, 
identifying any such work 
likely to be more frequent and 
or costly;

• Identify risks from parts 
uninspected;

• Outline prioritisation of 
issues. 72

Cavity wall tie corrosion likely in the wall; given presence of cracks, age and 
exposure to prevailing south-west wind

Solid & cavity construction, including thicknesses? DPC & probable lintel types. 
Solid walls, possible water ingress + condensation. Cavity walls, possible cwtc

Risk of further corrosion in ties in other walls, possible rot in built-in timbers

Corroded wall ties are likely to require replacement

If corrosion isn’t dealt with now, will almost certainly get worse, with possible 
risk of partial collapse (scaremongering?)

CR3, i.e. immediate, following getting a price from a suitably qualified person or 
contractor, following further investigation, before exchange of contracts

Further corrosion likely in other walls, cold-bridges could cause condensation 
with risk of damage to plaster, decorations and timbers inside

Do urgent works, allow for further similar works in the future, say next 20 years 

Renewal of older pointing with a true lime-based mortar as required 



37

Level 3 report….plus…

73

Insulating an early cavity wall could be problematic, 
with possible mortar droppings and snots, 

especially if there are solid parts; all of which could 
lead to cold-bridging and condensation

Explain that access will be required onto the land of the adjoining 
owner to carry out the further investigation and do the works and 

in the future? Suggest the repair works are implemented by a 
‘competent person’, with a warranty or guarantee

There aren’t any?

Conclusions 
• The RICS Home Survey Standard (HSS) is a mandatory Professional 

Standard;
• The RICS HSS sets out, indeed ‘benchmarks’, clear differences 

between a level 2 and a level 3 report;
• Some level 2 reports and all level 3 reports require us to have a 

‘broader and deeper technical knowledge’;
• This presentation attempts to define what that knowledge might be;
• Level 2 and level 3 inspections and reports are prepared for people, 

families and others who rely on them – we affect people’s lives; 
• It’s our duty to advise the client properly and professionally so that 

they get the right report for them; so
• Having a methodology to help us do that and documenting that advice 

might be a good idea.
74
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End


