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RICS standards framework

RICS’ standards setting is governed and overseen by the Standards and Regulation Board 
(SRB). The SRB’s aims are to operate in the public interest, and to develop the technical 
and ethical competence of the profession and its ability to deliver ethical practice to high 
standards globally. 

The RICS Rules of Conduct set high-level professional requirements for the global chartered 
surveying profession. These are supported by more detailed standards and information 
relating to professional conduct and technical competency. 

The SRB focuses on the conduct and competence of RICS members, to set standards that are 
proportionate, in the public interest and based on risk. Its approach is to foster a supportive 
atmosphere that encourages a strong, diverse, inclusive, effective and sustainable surveying 
profession.

As well as developing its own standards, RICS works collaboratively with other bodies at 
a national and international level to develop documents relevant to professional practice, 
such as cross-sector guidance, codes and standards. The application of these collaborative 
documents by RICS members will be defined either within the document itself or in 
associated RICS-published documents.
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Document definitions
Document type Definition
RICS professional 
standards

Set requirements or expectations for RICS members and regulated 
firms about how they provide services or the outcomes of their 
actions� 

RICS professional standards are principles-based and focused on 
outcomes and good practice. Any requirements included set a baseline 
expectation for competent delivery or ethical behaviour.

They include practices and behaviours intended to protect clients and 
other stakeholders, as well as ensuring their reasonable expectations of 
ethics, integrity, technical competence and diligence are met. Members 
must comply with an RICS professional standard. They may include:

 ∫ mandatory requirements, which use the word ‘must’ and must be 
complied with, and/or

 ∫ recommended best practice, which uses the word ‘should’. It is 
recognised that there may be acceptable alternatives to best practice 
that achieve the same or a better outcome.

In regulatory or disciplinary proceedings, RICS will take into account 
relevant professional standards when deciding whether an RICS 
member or regulated firm acted appropriately and with reasonable 
competence. It is also likely that during any legal proceedings a judge, 
adjudicator or equivalent will take RICS professional standards into 
account.

RICS practice 
information

Information to support the practice, knowledge and performance of 
RICS members and regulated firms, and the demand for professional 
services. 

Practice information includes definitions, processes, toolkits, checklists, 
insights, research and technical information or advice. It also includes 
documents that aim to provide common benchmarks or approaches 
across a sector to help build efficient and consistent practice.

This information is not mandatory and does not set requirements for 
RICS members or make explicit recommendations.
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1 Mandatory professional 
behaviour and competence

Mandatory professional behaviour and competence expected of surveyors when advising 
in respect of compulsory purchase and statutory compensation matters (in the industry 
this is referred to as ‘the compensation code’ but in this document it is referred to as the 
‘compulsory purchase code’).

Application and principal message

1 You must be able to demonstrate a proper understanding of the statutes, statutory 
instruments, case law and government guidance in respect of the compulsory 
purchase code. (2�5)

2 You must ensure you are able to discharge your duties to the required standard and 
consider all matters material to the instruction. (2.6)

3 You must be aware of the changes in responsibility that will occur should your 
duties later involve acting as an expert witness, and how that may affect the 
carrying out of work prior to that change. (2�7)

4 Where you accept instructions to provide advice in respect of the compulsory 
purchase code, as soon as you become aware that judicial or quasi-judicial 
proceedings seem likely you must advise your client in writing of your ability or 
otherwise to comply with the current edition of RICS’ Surveyors acting as expert 
witnesses. (2.8)

Duty in providing advice

5 Where information material to the advice being given is not available, or is not 
evidenced or corroborated to your satisfaction, you must clearly state this to your 
client and advise what assumptions have been made. (3.2)

6 You must endeavour to establish the material information and collect appropriate 
evidence during the period of your instruction. (3.2)

7 You must provide your client with balanced and professional advice that seeks 
to secure an equitable outcome for your client consistent with the requirement 
to agree fair and reasonable compensation, in accordance with the compulsory 
purchase code for a reasonable cost and within a reasonable timescale. (3.5)

8 On commencement of an instruction, you must provide your client with clear 
advice as to the basis on which, in your opinion relying on the information available, 
compensation is likely to be assessed in accordance with the compulsory purchase 
code. If your client is not prepared to proceed on the basis of what you consider 
to be a reasonable approach to the assessment of compensation, this must be 
identified and resolved. (3.6)
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9 If you identify a material inaccuracy or change your view of a matter material to 
advice given, you must notify those instructing you without delay. (3.7)

10 Clients (on either side) can, and do, seek to influence surveyors. You must 
demonstrate your professionalism by maintaining a reasonable and balanced 
approach. (3.8)

Acceptance of, and changes to, instructions

11 You must not accept instructions to provide advice in matters unless you have the:

a requisite competence appropriate for the assignment and

b resources to complete the assignment within the time scale and to the standard 
required. (4.1)

12 You must, prior to accepting instructions:

a advise those instructing you in writing that this professional standard will apply 
and offer to supply a copy of the standard upon request;

b ensure there is a written record, held by you, as to the matters on which advice 
is required, whether such written record is prepared on your initiative or those 
instructing:

c confirm your terms of engagement to your client and

d be satisfied no conflict of interest arises and take account of RICS’ professional 
standards and guidance in respect of conflicts of interest. You must report any 
actual or potential conflict of interest to those instructing you as soon as it arises 
or becomes apparent. This applies both before and after instructions have been 
accepted. (4�2)

13 If your instructions are changed or supplemented, you must ensure there is a 
written record of this held as required in 4.1b above. (4.3)

Inspection

14 Where an inspection of any property is required, it must always be carried out to 
the extent necessary to produce professionally competent advice having regard to 
its purpose and the circumstances of the case. (5.1)

15 A suitable record of the size, configuration, relevant features and condition of 
the property, which is representative of the circumstances at the compensation 
valuation date, must be prepared and where possible agreed with the other party. 
(5�2)

Reports

16 In reporting your advice, you must consider all matters material to the instruction. 
(6.2)

Fees
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17 Where a basis for calculating fees is proposed, the initiative will usually come from 
the claimant’s surveyor, having received instructions from a claimant. You must 
demonstrate the basis for fees and disbursements is reasonable in relation to the 
complexity of the claim. (7�2)

18 When advising claimants, you must ensure in all cases the basis on which you 
propose to charge fees, the arrangements for payment, and any subsequent 
changes are agreed with your client in writing. This agreement must be presented 
promptly to the acquiring authority. (7.3)

19 You must make clear to your clients, at the earliest opportunity and before time is 
incurred, that they bear ultimate liability for your fees on the agreed fee basis. You 
must advise your clients that they will be liable for any fees that are not borne by 
the acquiring authority. (7�5)

20 You must be clear with your clients and advise them when time is to be spent on 
matters that are not normally borne by the acquiring authority and do so before 
that time is incurred. (7.6)
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2 Application and principal 
message

2.1 This professional standard applies when you provide advice regarding property 
interests in the UK that relates to the seeking or use of compulsory purchase or other 
statutory powers by or against your client, or where the seeking or use of such powers is 
contemplated. It also applies when you are advising a body that is relying on or seeking to 
rely on another body to seek or use compulsory purchase or other statutory powers to assist 
with a project.

2�2 This professional standard sets out the standards of behaviour and competence 
expected of members when acting in respect of the compulsory purchase code and applies 
whether members are working for or on behalf of acquiring authorities, any body with 
statutory powers, or affected parties. This includes work in contemplation of or under the 
shadow of compulsory purchase or the exercise of statutory powers to take rights over or in 
a property interest. This therefore applies when negotiating with any body that has the right 
to exercise compulsory purchase powers in pursuit of its functions.

2.3 The mandatory standards in this professional standard have been highlighted in bold in 
the main text and set out in section 1 above for ease of reference.

2�4 The standards set out in this professional standard are in addition to the latest global 
version of RICS Valuation – Professional Standards (referred to as the Red Book) where they 
apply.

2�5 Compulsory purchase is a complex area of practice. As a surveyor advising a client in 
respect of compulsory purchase or the exercise of statutory powers to take rights over or 
in a property interest, you must be able to demonstrate a proper understanding of the 
statutes, statutory instruments, case law and government guidance in respect of the 
compulsory purchase code. It is your responsibility to keep up to date with changes in case 
law, guidance and legislation, including secondary legislation.

2.6 The roles you may be called on to perform in a case involving compulsory purchase or 
the exercise of statutory powers are many and varied. You must ensure you are able to 
discharge your duties to the required standard and consider all matters material to the 
instruction� The roles that may arise include:

• Advising an acquiring authority contemplating the use of compulsory purchase powers or 
statutory powers or a commercial partner of such an authority, including land acquisition 
strategy, pre-powers negotiations, and estimates of potential compensation liability.

• Advising owners and occupiers under threat of compulsory purchase how to protect 
their position, including potential objection to any Order, preparations in advance of 
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acquisition to protect compensation entitlement, and pre-powers negotiations. Appearing 
as an expert witness at Inquiry or before the Lands Chamber of the Upper Tribunal or the 
Land Tribunal for Scotland (see also the current editions of RICS’ Surveyors acting as expert 
witnesses and Surveyors acting as expert witnesses in Scotland. Separate guidance applies in 
Northern Ireland).

• Negotiation of compensation arising from compulsory purchase acting on behalf of the 
acquiring authority, an authority’s commercial partner, or the owner or occupier of the 
property interest acquired.

Compulsory purchase and statutory compensation may involve elements of business 
valuation as well as property valuation and procedural matters. It is important you can 
provide the appropriate standard of advice in all aspects, or, that you clearly agree with 
your client in advance the limits of your duties, perhaps working in co-operation with other 
advisors to provide comprehensive advice.

2�7 You must be aware of the changes in responsibility that will occur should your duties 
later involve acting as an expert witness, and how that may affect the carrying out of 
work prior to that change�

2.8 This professional standard also applies to the provision of advice to assist a client to 
decide whether to initiate or defend judicial proceedings that fall within the scope of 2.1. 
Where you accept instructions to provide advice in respect of ‘the compulsory purchase 
code’, as soon as you become aware that judicial or quasi-judicial proceedings seem likely, 
you must advise your client in writing of your ability or otherwise to comply with the 
current edition of RICS’ Surveyors acting as expert witnesses or Surveyors acting as expert 
witnesses in Scotland�

2�9 The exercise of compulsory purchase and other statutory powers giving rise to 
compensation can have a very significant impact on all involved. It is especially important 
that surveyors advising acquiring authorities, commercial partners, owners and occupiers 
do so competently and responsibly. The aim of all parties, and in particular the surveyors 
acting for them, should be to agree a fair package of compensation, mitigation or, where 
appropriate, removal of the property interest from the use or threat of a future use of 
statutory powers as straightforwardly as possible. The conduct of both sides should be 
reasonable and take account of the constraints, challenges and impacts faced by the other.
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3 Duty in providing advice

3.1 The compulsory purchase process and the assessment of statutory compensation 
requires objective judgement. It is your responsibility to ensure that you are competent 
to carry out the duties requested by your client and have a proper understanding of the 
relevant law and practice. If you do not, you should either decline the client’s instruction and 
recommend a suitably experienced surveyor, or, where appropriate, seek support from a 
suitably experienced surveyor. It may be appropriate to seek support rather than declining 
the instruction if you are particularly familiar with the property or the client’s business, or 
have particular experience in the type of valuation required. You should not seek to duplicate 
advice provided by another surveyor, or maintain an instruction unnecessarily.

3.2 Your duty is to use reasonable endeavours to verify the information on which you are 
instructed to advise, to base any advice given on those facts and to address all matters 
relevant to the advice sought, so far as is reasonably possible.

Where information material to the advice being given is not available, or is not evidenced 
or corroborated to your satisfaction, you must clearly state this to your client and advise 
what assumptions have been made.

You must endeavour to establish the material information and collect appropriate 
evidence during the period of your instruction. Where further information becomes 
available you should recommend to your client that your advice be updated at appropriate 
intervals.

3.3 The VAT status of the claimant should be established and taken into consideration.

3.4 Your professional duty is to your client. This duty applies until you carry out the role of an 
expert witness as defined in the current edition of RICS’ Surveyors acting as expert witnesses or 
Surveyors acting as expert witnesses in Scotland. You should be aware of the requirements of 
these documents and consider how they may influence your conduct and advice in matters 
prior to a role as an expert witness. Where an expert witness role appears likely to be 
required, you should consider, with your client, whether any such role should be carried out 
by the same person that gives advice leading up to the commencement of expert witness.

3.5 Compulsory purchase or the use of other statutory powers can be a stressful and 
emotional experience. You must provide your client with balanced and professional advice 
that seeks to secure an equitable outcome for your client consistent with the requirement 
to agree fair and reasonable compensation, in accordance with ‘the compulsory purchase 
code’ for a reasonable cost and within a reasonable timescale. It is important you 
advise your client based on your knowledge and experience. You should not put forward a 
negotiating position or seek to pursue a course of action demanded by the client that cannot, 
in your professional opinion, be reasonably supported and, where necessary, evidenced. 
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This applies whether you are advising a claimant, an acquiring authority, or an acquiring 
authority’s commercial partner.

3.6 On commencement of an instruction, you must provide your client with clear 
advice as to the basis on which, in your opinion relying on the information available, 
compensation is likely to be assessed in accordance with the compulsory purchase 
code. If your client is not prepared to proceed on the basis of what you consider to be a 
reasonable approach to the assessment of compensation, this must be identified and 
resolved.

3.7 If you identify a material inaccuracy or change your view of a matter material to 
advice given, you must notify those instructing you without delay.

3.8 Clients (on either side) can, and do, seek to influence surveyors. You must 
demonstrate your professionalism by maintaining a reasonable and balanced approach. 
Poor conduct leads to wasted time and inevitably the dispute may widen to include fees.
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4 Acceptance of, and changes to, 
instructions

4.1 You must not accept instructions to provide advice in matters unless you have the:

a requisite competence appropriate for the assignment and

b resources to complete the assignment within the time scale and to the standard 
required�

4�2 You must, prior to accepting instructions:

a advise those instructing you in writing that this professional standard will apply and 
offer to supply a copy of the standard on request

b ensure there is a written record, held by you, as to the matters on which advice 
is required, whether such written record is prepared on your initiative or those 
instructing

c confirm your terms of engagement to the client and

d be satisfied no conflict of interest arises and take account of RICS’ professional 
standards and guidance in respect of conflicts of interest. You must report any 
actual or potential conflict of interest to those instructing you as soon as it arises 
or becomes apparent. This applies both before and after instructions have been 
accepted�

4.3 If your instructions are changed or supplemented, you must ensure that there is a 
written record of this held as required in 4.2(b) above.
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5 Inspection

5.1 Where an inspection of any property is required, it must always be carried out to 
the extent necessary to produce professionally competent advice having regard to its 
purpose and the circumstances of the case�

5�2 A suitable record of the size, configuration, relevant features and condition of the 
property, which is representative of the circumstances at the compensation valuation 
date must be prepared and, where possible, agreed with the other party. Bear in mind 
that the property may be demolished, altered or otherwise materially changed by the 
proposed works before compensation is settled. In some matters, the statutory undertaker 
will provide a record of condition for property and the surveyor will need to confirm that this 
is fit for purpose.
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6 Reports

6.1 Your written advice should always be presented in an organised and referenced way, 
distinguishing, where possible, between matters of fact, expert observations and external 
influences.

6.2 In reporting your advice, you must consider all matters material to the instruction.
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7 Fees

7.1 This professional standard supersedes both the 2006 (1st edition) and 2014 (1st edition 
for Scotland) guidance notes The calculation of fees relating to the exercise of statutory powers 
in connection with land and property. Members in Scotland must adhere to this professional 
standard and Appendix A of this professional standard.

7�2 Where a basis for calculating fees is proposed, the initiative will usually come from the 
claimant’s surveyor, having received instructions from a claimant. You must demonstrate 
the basis for fees and disbursements is reasonable in relation to the complexity of 
the claim� Practitioners advising in relation to compulsory purchase require a detailed 
understanding of a complex area of law, a host of professional, technical and ‘soft’ skills, as 
well as knowledge of valuation and an understanding of the use and basis of occupation of 
the property to be acquired. As a consequence, it would be reasonable to have regard to the 
following:

• The work required is the correct measure.

• The work required may be increased by the circumstances of the claim, for example if 
entry dates are materially deferred requiring claim items to be updated or refreshed.

• Travelling costs (including the time spent) of a surveyor travelling long distances to carry 
out the case. For example, claimants will reasonably wish to employ experts who are 
already familiar with their property or business and that may lead to a better outcome for 
both parties. The number of times long journeys have to be made may also be relevant 
as once site inspections have been carried out, attendance on site may not be necessary 
and the overall cost of travelling may not be unreasonable in the context of the claim.

7.3 When advising claimants you must ensure in all cases the basis on which you propose 
to charge fees, the arrangements for payment, and any subsequent changes are agreed 
with your client in writing. This agreement must be presented promptly to the acquiring 
authority. Fees may be billed at regular intervals. At all times both the client and the 
acquiring authority should be made aware of any fee being billed. Surveyors are urged to 
avoid disputes at a later date by ensuring that these steps are taken.

7�4 A compulsory purchase or statutory compensation specialist, working with a local 
surveyor who knows the property and business well, may not be double counting and can 
frequently help identify issues to be addressed. The addition of other specialisms, such 
as minerals, planning, forensic accounting (and many others) can be invaluable. Such an 
approach should be discussed at an early stage.

7�5 You must make clear to your clients, at the earliest opportunity and before time is 
incurred, that they bear ultimate liability for your fees on the agreed fee basis. You must 
advise your clients that they will be liable for any fees that are not borne by the acquiring 
authority.
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7.6 You must be clear with your clients and advise them when time is to be spent on 
matters that are not normally borne by the acquiring authority and do so before that 
time is incurred�
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8 Bases for calculating fees that 
form part of the claim

8.1 A variety of bases are likely to be utilised for the reimbursement of fees, subject in all 
cases to agreement between the parties involved. Such bases may include, but are not 
limited to:

• time spent multiplied by an hourly rate (subject to an annual review where projects span 
a longer period of time)

• a predetermined ‘fixed fee’ arrangement where the scope of work can be clearly defined.

A claimant should be able to expect an acquiring authority to reimburse the full cost of 
professional advice incurred in the preparation and negotiation of a compensation claim 
provided such costs are reasonable and reasonably incurred. An acquiring authority should 
expect to reimburse reasonable fees on the basis that is contracted between the surveyor 
and the claimant and notified to the acquiring authority.

8.2 An acquiring authority has no statutory liability to reimburse professional fees for 
the preparation and negotiation of a compensation claim until a statutory liability to pay 
compensation arises (usually on service of a notice to treat or implementation of a General 
Vesting Declaration (GVD)). However, once such a liability does arise it can be retrospective 
and include costs reasonably incurred before the date of notice to treat or implementation of 
a GVD.

8.3 An acquiring authority or developer partner may choose to enter into an agreement to 
reimburse reasonable professional costs before a statutory liability arises. Government gives 
guidance on when such agreements should be considered. Surveyors acting for claimants or 
acquiring authorities and developer partners should ensure that any such agreement is clear 
on the basis on which fees will be reimbursed, when they will be paid and any conditions 
or limitations on the level of reimbursement. Such agreements should be in writing, and it 
should be clear to whom the acquiring authority or developer partner is agreeing to make 
payment. This may also have VAT implications.

8.4 Where a basis of fees other than those identified at 8.1 above is adopted for the 
calculation of standard fees, give due regard to potential conflicts of interest (see the current 
editions of RICS’ Conflicts of interest, Surveyors acting as expert witnesses and Surveyors acting 
as expert witnesses in Scotland.
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9 Recording time

9.1 Surveyors should accurately record the time spent and the nature of the work carried 
out in relation to a compulsory purchase or statutory compensation claim. In many cases, 
the time spent working on a claim will form a significant factor in the assessment of the 
fee. Surveyors may be required to verify and justify the time spent working on a claim. The 
extent to which the record is accurate and comprehensive may be a significant factor when 
the reasonableness of the claim is assessed.
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10  Disputes

10.1 Surveyors’ fees can be included in a compensation claim and, for that reason; the law 
provides that if the parties are unable to agree, having exhausted all other avenues, the 
dispute should properly be referred to the Upper Tribunal (Lands Chamber).

10.2 Surveyors may be reluctant to advise clients to adopt this means of dispute resolution 
if the only disagreement is the surveyor’s fee, which the acquiring authority should 
reimburse. Members are advised to consider an alternative dispute resolution procedure to 
resolve any dispute. RICS offers mediation through its Dispute Resolution Service.
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Appendix A: Fees in Scotland

Surveyors in Scotland must adhere to the contents of this professional standard and this 
Appendix. This document derives from the 2012 guidance note The calculation of surveyors’ 
fees relating to the exercise of statutory powers in connection with land and property (1st edition), 
for Scotland. Both this professional standard and the Appendix supersede the 2014 guidance 
note The calculation of surveyors’ fees relating to the exercise of statutory powers in connection 
with land and property (1st edition), for Scotland.

1.1 Background and fee guidance
Until this 2014 Scottish guidance note was published, Ryde's Scale (1996) had been used in 
Scotland as the main basis for the calculation of appropriate reimbursement to a claimant 
by an acquiring authority for the surveyor's fee incurred in respect of handling a claim 
for compensation following the use of CPO powers. Ryde’s Scale was formally abandoned 
outside Scotland in circa 2002.

With compensation cases where the member has a client i.e. the claimant, the fee is payable 
by the Acquiring Authority as part of the client’s claim by way of s. 12 (6) Land Compensation 
Act 1963.

This Appendix offers appropriate guidance to members working in Scotland on the options 
currently available for an appropriate basis for calculating the surveyor’s fees relating to the 
exercise of statutory powers in connection with land and property in Scotland.

1.2 Bases for calculating fees
In Scotland, a variety of bases are likely to be used to calculate the fee:

1 time spent multiplied by an hourly rate basis (subject to an annual review where projects 
span a longer period)

2 a pre-determined ’fixed fee’ arrangement where the scope of work can be clearly 
defined.

It is strongly recommended that the hourly rate option is adopted whenever possible. Where 
a basis of fee other than those outlined in 1 and 2 above is adopted, it is recommended that 
great caution should be exercised and due regard given to potential conflicts of interest (see 
the current editions of RICS’ Conflicts of interest and Surveyors acting as expert witnesses in 
Scotland.

Other bases in use include:

3 a percentage of the compensation received (provided that the matter is settled by 
negotiation and is not determined through legal proceedings where the surveyor 
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involved is acting as an expert witness) and where relevant RICS requirements are in 
force

4 the charging arrangements agreed from time to time with the utility companies.
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Delivering confidence
We are RICS. As a member-led chartered professional body 
working in the public interest, we uphold the highest technical 
and ethical standards. 
 
We inspire professionalism, advance knowledge and support 
our members across global markets to make an effective 
contribution for the benefit of society. We independently 
regulate our members in the management of land, real 
estate, construction and infrastructure. Our work with others 
supports their professional practice and pioneers a natural 
and built environment that is sustainable, resilient and 
inclusive for all.

rics�org

General enquiries
contactrics@rics.org

Candidate support
candidatesupport@rics.org

http://rics.org
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