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The company  
We specialise in producing inventories, check out and interim reports to the residential 
lettings industry.  
We are independent and impartial, our in depth reports help reduce disputes between 
tenants and landlords providing a fair and prompt conclusion to a tenancy. 
When you consider the costs of employing, training, wages, national insurance, sick pay, 
holiday pay, transport and materials can you afford not to take advantage of the service 
we offer. 
 
Inventory - we have a unique system of inventory compilation, producing reports on site, 
cutting down on delivery time. We can work with as little as two hours notice and turn 
around an inventory within 4 hours. However three days notice is preferable.   
Our inventories are comprehensive documents that include the condition and presence of 
out buildings and gardens. They include lists of exterior furniture and gardening tools. 
We detail all meter readings and detail the presence of instruction manuals. We list the 
amount and types of all keys, including window locks and meter cupboards. We will note 
whether relevant items have safety labels. A full description is included of all aspects of 
the property including woodwork, ceilings, aerial sockets, switches, etc. However cellars, 
lofts, attics, eaves etc won’t be checked unless specifically requested.  
 
Check in - we meet the tenants then check the inventory with them before handing over 
keys. We can also check and collect tenancy agreements and bankers drafts if required. 
We have a 'duty of care' to report any obvious safety issues to the landlord/agent and to 
highlight missing safety documentation. We also advise tenants of the required check out 
procedures.  
 
Interim visit - we liaise with the tenant to visit the property to ascertain the condition of 
the property during the mid term of a tenancy agreement. It also highlights any problems 
with appliances or health and safety issues.  
 
Check out report - we meet the tenants, detail any variations to the inventory, record 
forwarding addresses and current service suppliers. We then produce a check out report. 
Meter readings and oil tanks will be checked. Checks will be made on keys and locks and 
all possible steps will be taken to make the property secure. 
  
Snagging reports - Snagging reports are carried out on new properties. This is a three step 
process. Firstly a report is produced itemizing all works required before completion. The 
property is then revisited 10 days later to check that all the renovations have been 
completed. A final report is then written itemizing any outstanding tasks requiring 
attention.  
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TERMS AND CONDITIONS 
 
Acceptance of the services is deemed to be and acceptance of the Fees and these 
Terms and Conditions. 
 
The Clerk means Anne Chaplin or the person or persons appointed by  
A.A. Inventories to inspect the Premises for the purpose of preparing the Inventory or 
carrying out the Check-in or Check-out procedure. 
 
The Premises means the house, flat or other property the contents of which are to be 
listed in the Inventory. 
 
The inventory means the list of items at the Property to be prepared in accordance 
with the following Conditions. 
 

1. Upon acceptance of instruction, the Clerk will inspect or arrange the 
inspection of the Premises for the purpose of compiling the Inventory. 

2. The Inventory will be a list of furniture, fixtures, fittings and household effects 
with a description of the state of decoration and condition of the interior and 
its effects at the Premises. Items are visually identified by its original 
manufactured name, material used in the production, or the period produced. 

3. The Inventory does not purport to be a record for valuation purposes of the 
Premises and or its contents, nor is it a guarantee of, or report of, the adequacy 
of, or safety of any equipment or contents, it is a listing that such items exist in 
the property and the superficial condition. 

4. The Inventory will be compiled on the basis that unless stated listed items are 
in good condition, free from obvious soiling, damage or defects. Significant 
defects will usually be damage, usage or soiling that might constitute a 
dilapidation charge at termination of the Tenancy of the Premises. 

5. The Inventory may state when any item of furniture and furnishings has been 
seen to have a label advising that it complies with the Furniture & Furnishing 
(Fire) (Safety) Regulation 1988, as amended 1993 and it should not be 
assumed that other items not stated, comply with this regulation. Compliance 
with UK Fire Regulations is the responsibility of the Owner/Managing Agent 
and not A.A.Inventories. It is recommended that all bedding, soft furnishings, 
or any item filled/padded be checked and any gas appliance also, that they 
comply with current regulations. Regulations on furniture purchased in 
another country may not meet UK Regulations. It is the Owner/Agents 
responsibility to ensure that items comply with the UK relevant regulations. 

6. Electrical items will be tested for power only, unless the Clerk deems testing 
unsafe. Items must be complete with plugs, flexes and bulbs, unless otherwise 
specified. 

7. Floor coverings, rugs and carpets will be inspected to the extent that they are 
sufficiently clean so that burns, stains and other damage can be ascertained. 

8. Bed linen, towels and other similar items will be inspected to the extent that 
they are freshly laundered and will be counted only and not inspected in great 
detail. Heavily soiled items may not be fully examined by the Clerk. 

 



9. Mattresses will be inspected where accessible and will not be examined should 
the bed be made up. 

10. The Inventory Preparation, Check-in or Check-out will be compiled by the 
Clerk assuming that the Clerk is able to do so without moving any fixtures and 
fittings or large and heavy items of furniture that the Clerk is unable to or that 
which is considered fragile or unsafe to move. 

11. The Inventory applies to the items in the parts of the Premises that are readily 
accessible and excludes items in lofts attics or cellars and such places 
considered by the Clerk to be unsafe. Nor will the Clerk undertake to search 
through overcrowded drawers or cupboards to either locate or enumerate 
items. 

12. Houseplants, garden plants or garden livestock e.g. fish ponds, will not be 
included in the Inventory. Contents of garden sheds or garages other than 
garden tools will not be listed unless they are considered to be of value in 
excess of £20. The other items may be grouped. 

13. Animals are not usually permitted in rented properties, but occasionally 
landlords will give permission. They will expect any damage internal or 
external to be made good, any soft furnishings may need additional cleaning. 

14. Blue tack nor picture hooks/nails should not be used on the walls and any 
damage caused will incur additional charges from the landlord. 

15. At termination of tenancy receipts may be required for items that have been 
professionally cleaned. 

16. It is the responsibility of the landlord and the tenant to agree the accuracy of 
the inventory and the tenant should check all electrical appliances and report 
any defects to the Managing Agent. 

17. Windows are not checked to see whether they open or not, it is the Tenant’s 
responsibility to report on non-opening windows. 

18. Smoke detectors and security alarms are not tested and are not the 
responsibility of A. A. Inventories. 

19. An additional charge may be applied when carrying out the Check-out 
procedure at the end of the Tenancy if any items have been moved to different 
rooms after the original Inventory was prepared. 

20. If the Clerk is unable to obtain access to the Premises at the time agreed and 
the place agreed with the instructor, or within a reasonable period of time 
thereafter there will be no further obligation under the Terms of the Contract 
save the entitlement to invoice the other party the proportion of the Fee that 
would have been payable had the instruction been completed. 

21. No part may be reproduced of the Inventory, Check-in Report, or Check-Out 
Report without the written permission of Anne Shevlin of A.A.Inventories. 

22. A.A.Inventories shall be entitled to invoice the person or persons or company 
who has given instruction. If the instructions to prepare the Inventory are 
given by a letting Agent this contract is deemed to be made between 
A.A.Inventories and the letting agent as principal and the invoice rendered to 
and payable by the letting agent unless agreed in writing with A.A.Inventories. 
If the invoice has not been paid in full within 14 days of receipt then without 
prejudice to any other right or remedy of A.A.Inventories shall be entitled to 
charge interest on the amount unpaid at the rate 1% above the base rate as set 
by Lloyds Bank on the date of the invoice, compounded weekly from the date 
of the invoice until payment is made in full. 

 



Notes & Guidance for Tenants 
 
General 
All items on the inventory are assumed to be in good, clean and undamaged order 
unless qualified in brackets within the inventory. 
All items should be placed in rooms described on the inventory. It is the tenant’s 
responsibility to return all items to their original position at the end of the tenancy. 
Should the Inventory Clerk have to search for items it may result in charges being 
made to the tenant. Heavy items of furniture that have been moved should also be 
returned to their correct positions. 
The Managing Agent or Landlord must be informed of any items removed from, or 
added to the property. Failure to do so may result in charges being made for replacing 
of items removed and disposure of items left. Permission must be received in writing 
from the Managing Agent or Landlord for any items to be left at the property. 
It is expected that the property will be in similar condition of cleanliness as at check-
in. 
 
Cleaning 
This must be thorough. The main areas of concern are: 
Sanitary ware, windows, hard floors, woodwork, kitchen appliances, including 
kitchen units, shelves, ovens, cooker hoods and refrigerators, wardrobes and drawers 
units, linens and bedding. 
If the standard of cleaning is not satisfactory, most Managing Agents or Landlords 
will employ a contract cleaner and their account will be added to any charges shown 
on the Check-out Report. 
 
Carpets 
All carpets should be thoroughly vacuumed. Depending on the agreement and/or 
length of tenancy they should be professionally cleaned. You will be charged to clean 
any staining or soiling. 
Compensatory costs will be made towards any further damage such as stains or 
cigarette burns. If a carpet is badly marked or damaged you may be charged for part 
or all of the cost of replacement. 
 
Crockery, China & Utensils 
These items will be checked for soiling, chips, burn marks, loose handles to pans and 
such like. If damage has occurred beyond fair wear and tear, compensatory or 
replacement costs will be added to the Check-out Report. All china, glassware, 
kitchen utensils etc, should be clean and accessible. Any packed away during the 
tenancy must be unpacked, cleaned and returned to the correct position. 
 
Decorations 
It is accepted that during the course of normal day-to-day living, a few marks and 
scuffs will appear on walls and woodwork. However, should the marking be found to 
be excessive, charges may be added to the Check-out Report. 
 
 
 
 
 



Beds 
Beds, (bases and mattresses), and pillows will be examined for staining and damage 
not previously recorded on the inventory. Charges will be made in the form of 
cleaning charges, compensation or a percentage of the replacement cost as 
appropriate. Beds should not be made up as they need to be examined. Bedding and 
linen should be clean and placed neatly in the airing cupboard or appropriate room. 
 
Polished Furniture 
Polished furniture will be checked for scratches, ring marks, burns, soiling and 
damage to joints and charges made as appropriate. Repair costs and re-polishing costs 
are high. It is in your interest to take steps to protect furniture with mats etc. 
 
Soft Furnishings 
It is expected that these will be in a similar condition to the start of the tenancy. Any 
staining, soiling and excessive discolouration will attract cleaning charges. 
 
Gardens 
If the owner has not employed a gardener at the property, you will be required to 
maintain the garden. This includes the cutting of lawns, weeding of beds and 
maintaining the garden according to the season. This may include trimming bushes 
and shrubs, but it is suggested that this is confirmed with the Managing Agent prior to 
taking action as they may need specialist treatment. 
If the standard of the garden is found to be untidy, compared with the commencement 
of tenancy, most Managing Agents or Landlords will employ a contract gardener and 
their account will be added to the Check-out Report. 
 
Check-Out Appointment 
It is most important:- 
ALL cleaning has been completed prior to this time. 
ALL personal items have been removed. 
ALL keys are made available. 
 
The property is ready to be handed over and the tenant ready to vacate. 
 
If you are not ready to leave, it may not be possible to carry out the Check-out. In this 
case a return visit will be necessary and a charge will be added to the Check-out 
Report. 
The Inventory Clerk acts as an independent and reasonable body and will avoid any 
unnecessary criticism or derogatory comments when compiling or checking the 
inventory. 
At the termination of the tenancy the inventory will be checked and any obvious or 
significant discrepancies will be reported to the Managing Agent/Landlord. The report 
will indicate whether in our opinion the tenant is liable for the deterioration or 
whether it is considered fair wear and tear. Normal fair wear and tear will be assessed 
on the length of tenancy and type of occupancy. 
 
 
 
 
 



GENERAL DESCRIPTION AND CONDITION  
A ground floor 1-bedroom flat, unfurnished, double-glazed with electric night storage heating 
situated in Kings Lynn. 
 
None of the electrical appliances have been checked as to working order. 
 

 
CONTENTS 
DOOR 

1. Stained wooden (minor scuffing) with brass effect locking handle with Chubb type 
lock with further Yale type lock (lock very loose) with brass effect letter flaps with 
spy hole with push button door bell and small under stairs cupboard out side the front 
door with wood grain effect door with silver coloured metal locking handle 

ENTRANCE HALLWAY  
CEILING  

2. White textured emulsion with green emulsion coving  
LIGHTS  

3. Ceiling pendant with green shade (no bulb) 
WALLS  

4. Green emulsion (3 picture hooks, scuffing, chipping and grubby marking) 
FLOOR 

5. Green patterned carpet (slightly worn) 
 

6. White painted door frames (minor chipping and marking)  
7. White painted skirting boards (grubby and minor chipping and marking) 
8. 1 Double light switch 
9. 1 Single light switch 

10. 1 Fused switch 
11. Door bell chime 
12. Wood plaque with 3 brass effect coat hooks (1 hook missing) 
13. Black plastic frame picture 
14. Plastic carpet protector 

 
BEDROOM 
DOOR 
15. Stained wooden (some paint and other splash type marking) with brass effect handle  

WINDOWS 
16. Stained wooden double glazed unit (grubby and some paint marking) with 1 opening 

sash with 1 metal locking handle and 1 metal stay 
CURTAIN POLE  
17. Wooden (no rings) 
18. Net curtain wire 

 



BEDROOM (continued) 
CURTAINS 
19. 1 Pair lined blue patterned tab top (with matching tie backs (not fitted and stained) 
20. 1 White net curtain (stained) 

CEILING  
21. White textured emulsion with coving 

LIGHTS  
22. Ceiling pendant with blue shade with bulb 

WALLS  
23. Magnolia emulsion (1 screw, 13 screw holes, scuffing, chipping and marking) 

FLOOR 
24. Blue carpet (loose debris and slightly worn to walk ways) 

HEATING  
25. Unidare wall mounted storage heater (paint and other staining/marking) with cable to 

switch 
 

26. White painted door frame (minor marking) 
27. White painted skirting boards (grubby, marked and cables pinned around) 
28. White painted window sill (grubby and minor chipping) 
29. 1 Single light switch 
30. 1 Double power socket 
31. 1 Single power socket 
32. 1 Telephone extension socket 

 
LOUNGE 
DOOR 
33. Stained wooden (minor paint type marking) with brass effect handle  

WINDOWS 
34. Stained wooden double glazed unit (grubby and marked) with 2 opening sashes with 

2 metal locking handles and 2 metal stays 
CURTAIN POLE  
35. Wooden with rings 
36. 1 Net curtain wire 

CURTAINS 
37. 1 Pair pink patterned 
38. 1 White net curtain 

CEILING  
39. White emulsion with coving  

LIGHTS  
40. Wood and brass effect 3 light fitting with patterned obscure glass shades with 2 bulbs 

(1 bulb missing) 
WALLS  
41. Magnolia emulsion (1 screw, 6 picture hooks, some scuffing and marking) 

FLOOR 
42. Cream and pink patterned carpet (some loose debris and minor spot staining in front 

of the door) 
HEATING  
43. Unidare wall mounted storage heater (some paint and other grubby marking) with 

cable to switch 
 

44. White painted door frame (minor marking) 
45. White painted skirting boards (grubby and heater cable pinned around) 
46. White painted window sill (grubby and minor chipping) 
47. 1 Brass effect dimmer light switch 

 



LOUNGE (continued) 
48. 2 Double power sockets 
49. 1 Single power socket 
50. 1 Television Ariel socket 
51. 1 Telephone extension socket 
52. Electricity fuse boxes 
53. Wall mounted wood grain effect cupboard with 2 glass shelves and glass sliding 

mirrored doors containing 2 small strip lights (not working) with cable and plug 
protruding from behind cupboard 

 
KITCHEN  

 
DOOR 
54. Stained wooden (minor paint marking to interior) with brass effect handle 

WINDOWS 
55. Stained wooden double glazed unit (grubby and marked) with 1 opening sash with 1 

metal locking handle and 1 metal stay  
CURTAIN POLE  
56. Wooden with rings 
57. Net curtain wire 

CURTAINS 
58. 1 Pair cream and red poppy patterned (grubby and some spot staining) 
59. 1 White net curtain (staining to bottom) 

CEILING  
60. White textured emulsion with green emulsion coving 

LIGHTS  
61. White metal strip light (no shade) with bulb 

WALLS  
62. Green emulsion (1 screw, 1 drawing pin, some scuffing and marking) with beige 

tiling (grubby mainly to grout lines) above the work surface and onto the window sill 
with randomly inset picture tiles 

FLOOR 
63. Brown carpet tiles (stained and grubby)  

 
64. White painted door frame 
65. White painted skirting boards (some grubby marking) 
66. 1 Single light switch  
67. 2 Double power sockets 
68. 3 Single power sockets 
69. 1 Cooker switch with single power socket 
70. 1 Switch 
71. 1 Wooden framed wall mounted clock 

 



KITCHEN (continued)  
72. Stained wooden louver type door (some paint type marking) with brass effect knob 

type handle to airing cupboard containing lagged copper cylinder and 2 immersion 
heaters with cable to switches 

KITCHEN UNITS  
73. Beige/cream coloured woven effect doors and drawer fronts (some usage type 

scuffing and marking to interiors) with wood grain effect trim and handles with 
Beige/cream coloured woven effect Formica work surface 

SINK UNIT  
74. Brown plastic 1 ½ bowl with single drainer (some staining and scratching) with 

brown mixer tap with white plastic plug with chrome chain (not attached to sink) with 
white plastic strainer type bowl with appliance space beneath drainer and a single 
cupboard beneath the sink  

WALL UNITS  
75. 1 Double unit, 1 Single unit and 1 Small single unit 

FLOOR UNITS  
76. 1 Double unit into corner with drawer above and 1 Small single unit with drawer 

above 
APPLIANCES 
77. Brown Magnet 4 ring electric built in hob (some rust and other marking) with brown 

Magnet built in single oven beneath with glass pull down door with grill pan and 2 
wire metal shelves inside (grubby and carbon deposits). Brown Magnet extractor 
hood with light (minor greasy/grubby marking) with front matching kitchen units. 

 
BATHROOM  

 
DOOR 
78. Stained wooden (some paint type marking) with brass effect locking handle (lock 

broken) 
WINDOWS 
79. Stained wooden double glazed unit (grubby and marked and wooden bar fitted to top) 

with obscure glass with 1 opening fan light with 1 metal stay 
CURTAIN POLE  
80. Wooden with rings 
81. Net curtain wire 

CURTAINS 
82. 1 Lined beige, pink and green floral patterned with matching tie back 
83. White net curtain (some staining to bottom) 

CEILING  
84. White textured emulsion with brown/terracotta coloured emulsion coving 

LIGHTS  
85. Round glass ball type fitting with bulb 

 



BATHROOM (continued)  
WALLS  
86. Brown/terracotta emulsion (some splash type marking and minor chipping) with 

cream coloured tiling around the bath, behind the sink and onto the window sill (1 
cracked tile on window sill) 

FLOOR 
87. Green patterned carpet (grubby) 

HEATING  
88. Creda wall mounted fan heater with cable to fused switch 

 
89. White painted door frame 
90. White painted skirting boards (grubby) 
91. 1 Pull cord light switch with wooden knob to end 
92. Stained wooden bathroom cabinet with mirrored doors with matching 3 shelf unit, 

towel rail, toilet roll holder and tooth brush and cup holder with plastic beaker/cup 
93. 2 Ceramic ornaments 
94. White plastic toilet brush and holder 

BATH  
95. Cream coloured plastic with chrome grab handles with cream coloured plastic side 

panel (cracked to top) with chrome taps with black plastic plug with chrome chain 
(detached) 

TOILET  
96. Cream coloured ceramic low level cistern with brass and wood effect flush handle 

with matching cream coloured ceramic pan with stained wooden seat and lid 
WASHBASIN 
97. Cream coloured ceramic sink (large crack to bottom and grubby) and pedestal with 

chrome taps with black plastic plug with chrome chain 
 
KEYS 
1 Chubb type front door key, 3 Yale type front door keys, 1 Chubb type under stairs cupboard 
key, 3 Window lock keys and 1 Metal meter cupboard key. (4 Keys use unknown). 
 

SERVICES LOCATION METER NO: READINGS 
ELECTRICITY Under the archway L93E12418 Low:- 24872.6 
   Nor:- 35677.9 
 
 
 
Checked in by :- 
 
 
On behalf of A.A.Inventories 
 



         

�
CHECK OUT REPORT  

FOR 
Agent’s Address 

DATE:  
PROPERTY ADDRESS:  
FORWARDING ADDRESS:  
SERVICE PROVIDER:   
METER READINGS:  ELECTRIC :              GAS:                        WATER: 
KEYS:  
 
ROOM      ACTION    LIABILITY  
ENTRANCE HALLWAY  
Skirting, telephone cable pinned around Requires removing/repairing Tenant 
LOUNGE 
Skirting, telephone cable pinned around Requires removing/repairing Tenant 
KITCHEN 
Floor, loose debris   Requires cleaning   Tenant 
Kitchen units, minor grubby marking Requires cleaning   Tenant 
Washing machine, grubby to drawer and  
staining to the rubber seal   Requires cleaning   Tenant 
Fridge freezer, minor grubby marking Requires cleaning   Tenant 
Oven, minor greasy/grubby marking Requires cleaning   Tenant 
Extractor hood, greasy   Requires cleaning   Tenant 
BEDROOM 1 
Carpet, some staining (see picture)  Requires cleaning   Tenant 
EN-SUITE BATHROOM 
Bath, dirty (see picture)   Requires cleaning   Tenant 
Toilet seat, loose    Note for owner 
Washbasin, grubby/water marking  Requires cleaning   Tenant 
SHOWER ROOM 
Cubical, water marking and sticky pads Requires cleaning   Tenant 
 (see picture) 
 
PLEASE NOTE 
There is very minor marking to some walls due to wear and tear. All windows are grubby/dusty and 
require cleaning (liability tenant) . All radiators are dusty and require cleaning (liability tenant) .  
 
 
 
 
 
 
 
 
 



 

  
Bath Shower 

  
Bedroom 2 Entrance Hallway 

  
Fridge Windows 
 

ALL PHOTOGRAPHS WILL BE SUPPLIED ON DISC ONLY  
 
 
 



 
Price List 
 
Inventory Cost  
 
  Unfurnished     Furnished 
 
 
1 Bed  £65.00      £80.00 
 
 
2 Bed  £70.00      £85.00 
 
 
3 Bed  £75.00      £95.00 
 
 
4 Bed  £85.00      £110.00 
 
 
5 Bed  £100.00     £125.00 
 
 
Check in charge    £50.00 
 
 
Check out charge    £60.00 - £80.00 Furnished 
 
 
Remake  charge    £50.00 
 
 
(All prices are subject to VAT at 17.5%) 
 

 
 
 

SUBSTANTIAL DISCOUNTS AVAILABLE FOR CONTRACTED AGENTS  
 
 

 


