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1. INFORMATION AND SCOPE OF INSPECTION

This section tells you about the type, accommodation, neighbourhood, age and construction of the
property.  It also tells you about the extent of the inspection and highlights anything that the surveyor
could not inspect.

All references to visual inspection refer to an inspection from within the property without the need to
move any obstructions and externally from ground level within the site and adjoining public areas.
Any references to left or right are taken facing the front of the property.

The inspection is carried out without causing damage to the building or its contents and without
endangering the occupiers or the surveyor.  Heavy furniture, stored items and insulation are not
moved.  Unless identified in the report the surveyor will assume that no harmful or hazardous
materials or techniques have been used in the construction.  The presence or possible consequences
of any site contamination will not be researched.

Services such as TV/cable connection, internet connection, swimming pools and other leisure
facilities etc. were not inspected or reported on.

Description Detached 11/2 storey Bungalow with a detached garage with Studio
Apartment.

Accommodation Entrance Lobby, Hall, Sitting Room, Kitchen, Bathroom, Dining Room
and Bedroom on the ground floor:
 Living Landing and two Bedrooms on the attic floor.

Gross internal floor
area (M2)

Dwelling extends to approximately 116 square metres.

Neighbourhood Dwelling forms part of the scattered rural community on the southern
outskirts of the town of Kirkwall. All the amenities are close by.

Age 30

Weather Bright sunshine and still.
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Chimney stacks None present.

Roofing including roof
space

Pitched roof, plied and interlocking concrete tiles. Glasswool insulation
quilting had been laid between the roof timbers. Access imited to head
and shoulders only. No access to the comb voids.

Rainwater fittings Brown plastic gutters and downpipes fitted.

Main walls Timber frame with external skin of concrete blocks, externally harled

Windows, external
doors and joinery

All double glazed windows in PVC frames.
Double glazed Velux rooflights in front and rear aspects of the roof.

External decorations None present.

Conservatories /
porches

None present.

Communal areas None present.

Garages and permanent
outbuildings

Detached garage of SIPs panel construction,  externally  clad
with timber weather boarding beneath a pitched roof clad with
concrete tiles. Twin electric up and over doors.
Ground floor accommodation comprises garage with WC.
First Floor studio accommodation with vaulted ceiling, solid fuel
stove and store.
Entry to the Studio is through a pedestrian door set in the northern
gable wall.

Outside areas and
boundaries

The property occupies a square site with the dwelling sitting on the
diagonal of the square. Lawns and shrubs surround the property with a
hardcore parking area and access lying to the front of the dwelling.
Boundaries are defined by stone walls and timber fences.

Ceilings Generally plasterboard sheeting, taped and filled.

Internal walls Stud partitions clad with plasterboard are installed throughout.

Floors including
sub-floors

Suspended timber floors.
All are covered with fitted coverings and laminate floors.
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Internal joinery and
kitchen fittings

Fitted kitchen units are present.
Skirtings and facings are softwood.
Doors are either panelled or glazed.

Chimney breasts and
fireplaces

None present.

Internal decoration Ceilings have been emulsioned or "Artex". Walls are emulsioned.

Cellars None present.

Electricity Mains electricity wired in double insulated cable.
Meter  in a cupboard in  Entrance Lobby.

Gas Bottle propane gas plumbed to cooker hob.
Bottles stored against the rear elevation

Water, plumbing and
bathroom fittings

Mains supply  to pvc lagged and lidded storage tank situated in the roof
void.
Standard bathroom fittings and sinks installed.

Heating and hot water Electric night storage heaters and panel convectors are fitted throughout
the dwelling.
A solid fuel stove is present in the studio.
Hot water is stored in an insulated tank situated in the hall.

Drainage Drainage is to a private septic tank

Fire smoke and burglar
alarms

Smoke detectors are present throughout.

Any additional limits
to inspection
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Sectional diagram showing elements of a typical house

Reference may be made in this report to some or all of the above component parts of the property. This diagram may assist
you in locating and understanding these terms.
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2 CONDITION

This section identifies problems and tells you about the urgency of any repairs by using one of three
categories.

No evidence of any current movement was noted.
 Hairline cracking was noted in the Eastern Gable Wall, passing from the lintel of the
sitting room window opening to ground level.

Repair Category 1

Notes

Structural movement

Slight dampness was noted in the ingoes of the entrance door. The MDF of the void
access hatch had unsatisfactory damp readings. No rot or infestation was noted.

Repair Category 1

Notes

Dampness, rot and infestation

None present.

Repair Category n/a

Notes

Chimney stacks

Main roof and void are functional.
Lichen growth was noted on both aspects of the roof.

Repair Category 1

Notes

Roofing including roof space

The guttering and downpipes appear to be operating correctly.
Weather conditions prevent comment on their efficacy.
 Stains on both front and rear elevations suggest that the gutter joints may be leaking.

Repair Category 2

Notes

Rainwater fittings

Walls are plumb and true.
 Significant moss growth was noted on the eastern gable wall, particularly at the upper
section within the peak and also along the lower section immediately above the
sub-wall.

Repair Category 2

Notes

Main walls
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The seal of the double glazed units of various rooms has failed, allowing condensation
to form between the panes. This greatly reduces the thermal efficiency of the units.

Repair Category 2

Notes

Windows, external doors and joinery

None present.

Repair Category n/a

Notes

External Decorations

None present.

Repair Category n/a

Notes

Conservatories / porches

None present.

Repair Category n/a

Notes

Communal areas

All are in wind and watertight condition.

Repair Category 1

Notes

Garages and permanent outbuildings

All satisfactory.
Boundaries are clearly defined.

Repair Category 1

Notes

Outside areas and boundaries

 No defects noted.
The underside if the staircase is newly plastered. A drying crack was noted on the corner
of the plaster.

Repair Category 1

Notes

Ceilings
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No significant defects were noted.

Repair Category 1

Notes

Internal walls

All floors are generally sound and level.
Fitted coverings prevented close examination.
The floor void access hatch in the Entrance Lobby has been affected by water. It is
distorted and fixings have been torn.

Repair Category 2

Notes

Floors including sub-floors

All joinery is in functional but tired condition.

Repair Category 1

Notes

Internal joinery and kitchen fittings

None present.

Repair Category n/a

Notes

Chimney breasts and fireplaces

Decoration is adequate. Window ingos and Velux frames have been stained by
condensation mould.

Repair Category 2

Notes

Internal decoration

None present.

Repair Category n/a

Notes

Cellars

No defects noted.
It is recommended that the installation be checked by an electrical engineer and his
recommendations be implemented.

Repair Category 1

Notes

Electricity
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No comment can be made about the installation. It is recommended that the system be
checked by a CORGI engineer and that his recommendations are implemented.

Repair Category 1

Notes

Gas

Staining to the western gable wall suggests that the cold water overflow has been
running. It was dry at the time of inspection. Informed by seller that the fault has been
repaired.
The kitchen sink is badly stained and the decorative finish has been worn off.

Repair Category 2

Notes

Water, plumbing and bathroom fittings

It is recommended that the heating be checked by a heating engineer and his
recommendations be implemented.
It is understood that the system is operating correctly.
It was decommissioned during inspection.

Repair Category 1

Notes

Heating and hot water

No defects were noted.

Repair Category 1

Notes

Drainage
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1

Repair Categories

Category 3:
Urgent Repairs or
replacement are
needed now.  Failure
to deal with them
may  cause problems
to other parts of the
property or cause a
safety hazard.
Estimates for repairs
or replacement are
needed now.

Category 2:
Repairs or
replacement requiring
future attention, but
estimates are still
advised.

Category 1:
No immediate action
or repair is needed.

Structural movement

Dampness, rot and infestation

Chimney stacks

Roofing including roof space

Rainwater fittings

Main walls

Windows, external doors and joinery

External decorations

Conservatories / porches

Communal areas

Garages and permanent outbuildings

Outside areas and boundaries

Ceilings

Internal walls

Floors including sub-floors

Internal joinery and kitchen fittings

Chimney breasts and fireplaces

Internal decorations

Cellars

Electricity

Gas

Water, plumbing and bathroom fitting

Heating and hot water

Drainage

Set out below is a summary of the condition of the property which is provided for
reference only. You should refer to the comments above for detailed information.

1

Remember

The cost of repairs may influence the amount someone is prepared to pay for the
property. We recommend that relevant estimates and reports are obtained in your own
name.

Warning

If left unattended, even for a relatively short period, Category 2 repairs can rapidly
develop into more serious Category 3 repairs. The existence of Category 2 or
Category 3 repairs may have an adverse effect on marketability, value and the sale
price ultimately achieved for the property. This is particularly true during slow market
conditions where the effect can be considerable.

n/a

1

2

2

2

n/a
n/a

n/a

1
1

1

1

2
1

n/a

2

n/a

1

1

2

1

1



3. ACCESSIBILITY INFORMATION

Guidance Notes on Accessibility Information

Three steps or fewer to a main entrance door of the property:  In flatted
developments the ‘main entrance’ would be the flat’s own entrance door, not the
external door to the communal stair.  The ‘three steps or fewer’ are counted from
external ground level to the flat’s entrance door. Where a lift is present, the count is
based on the number of steps climbed when using the lift.

Unrestricted parking within 25 metres:  For this purpose, ‘Unrestricted parking’
includes parking available by means of a parking permit. Restricted parking
includes: Parking that is subject to parking restrictions, as indicated by the presence
of solid yellow, red or white lines at the edge of the road or by a parking control
sign, parking meters or other coin-operated machines.

1. Which floor(s) is the living accommodation on?

8. Is there unrestricted parking within 25 metres
of an entrance door to the building?

7. Are all rooms on the same level with no internal
steps or stairs?

6. Is there a toilet on the same level as a bedroom?

5. Is there a toilet on the same level as the living
room and kitchen?

4. Are all door openings greater than 750mm?

3. Is there a lift to the main entrance door of the
property?

2. Are there three steps or fewer to a main entrance
door of the property?

Ground Floor

Yes

No

Yes

Yes

Yes

No

Yes
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4. VALUATION AND CONVEYANCER ISSUES

This section highlights information that should be checked with a solicitor or
licensed conveyancer. It also gives an opinion of market value and an estimated
re-instatement cost for insurance purposes.

N J Coward

The Office
Burgar House
Evie
KW17 2NJ

Valuation and market comments
I am of the opinion that the open market value of Mayfield Cottage Heathery
Loan Kirkwall, as inspected, is fairly stated at £325000

Report author:

Address:

Signed:

Date of report:

Estimated re-instatement cost for insurance purposes

Wednesday, 23, July, 2025

Matters for a solicitor or licensed conveyancer

£370,000.00
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The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health
Organisation as a “Global Pandemic” on 11 March 2020, has impacted global
financial markets. Travel restrictions have been implemented by many countries.
Market activity is being impacted in many sectors. As at the valuation date, I
consider that I can attach less weight to previous market evidence for comparison
purposes, to inform opinions of value.  Indeed, the current response to COVID-19
means that we are faced with an unprecedented set of circumstances on which to
base a judgement.
My valuation(s) is / are therefore reported on the basis of ‘material valuation
uncertainty’ as per VPS 3 and VPGA 10 of the RICS Red Book Global.
Consequently, less certainty – and a higher degree of caution – should be attached to
our valuation than would normally be the case. Given the unknown future impact
that COVID-19 might have on the real estate market, we recommend that you keep
the valuation of Mayfield Cottage under frequent review.
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