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INTRODUCTION AND INSTRUCTION
We have been instructed by Mr XXX to prepare an independent report
on the dampness/humidity/cold bridging at XXXXX
We have carried out a visual inspection (non evasive) of the property
on XXXX and were shown around the property by Mrs XXX
The weather was cold with showers at the time of the inspection.
We are Independent Chartered Building Surveyors and professional
members of:The Royal Institution of Chartered Surveyors (RICS)
and
The Independent Surveyors and Valuers Association (ISVA).
Report prepared by:
XXXX BSc MSc FBEng MRICS, MCIOB
Chartered Building Surveyor

The work has been carried out as per our standard Terms and
Conditions of Contract which have been emailed to you as part of the
confirmation of our instructions. If you would like further clarification
please do not hesitate to contact us.
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SYNOPSIS
(All directions given as you face the front of the property)
You have occupied this war years
building since 1993 with a loft
extension in approx 2003 and a single
storey extension added to the rear of
the property in 2007.
The
construction techniques used in the
original building and the extensions
are quite different.

You advised that almost immediately
you noted areas of dampness
occurring. You have in the past had
the builder return to carry out some
replastering work (dealing with the
effect rather than the cause). You
have had various other tries to resolve
the problem including, from what we
understand, the insertion of a damp
proof course.

Original house (red circle) plus
extensions (green circles).

Damp to ceiling on right hand side

You have asked us to advise with
regard to the dampness.

Dampness to left hand corner of
kitchen at low level
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EXECUTIVE SUMMARY
Summaries are not ideal as they try to précis often quite complex subjects
into a few paragraphs. Here we give a summary of the problem and our
various suggestions on how to solve it and all costs it relates to.
Cold Bridging/Thermal Bridging and Condensation
We believe that you are experiencing
cold bridging. Cold bridging/thermal
bridging and condensation is often
caused by a combination of
issues. In this instance we believe
these relate to:

1)

The creation of the humidity without it being removed from the
building quickly in the kitchen, the bathroom, the en suite and any
rooms used for drying clothes.

2)

The mixture of constructions:
The older traditional construction
built in the 1930’s was a more
breathable construction and used
different materials; highlighted by a
red circle in the sketch with modern
extensions (two green circles) being
built to far higher thermal and
insulation standards using modern
materials.

Original house (red circle) plus
extensions (green circles).
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In addition to this you have also added modern materials to the original
structure:
2.1) the plastic polymer paint and cement render used externally
(assumed)
2.2) the installation of double glazed plastic windows, some with
trickle vents and some without
2.3) the installation of radiators
have reduced the breathability of the original structure. Whilst these
are all relatively common things to carry out, the combination of them
together with the extension and humidity leads to this dampness
situation.
To explain further, the addition of the modern rear extension and the
loft conversion to some extent, both have relatively high levels of
thermal efficiency and air tightness, particularly compared with the
original property, almost like a plastic Tupperware box. The ways that
any condensation/humidity created in normal life such as cooking in
the kitchen or showers, etc and drying of clothes has to escape is
through windows, through extracts and through the building. In the
winter we tend to not open windows as much and this reliance then
tends to be on the extract fans and the older part of the property. The
older part of the property is then suffering from the dampness.
We would add that resolving Cold Bridging/Thermal Bridging and
Condensation problems is not a quick fix issue and as it often involves a
combination of problems can be very difficult to solve completely.
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1.0) Extract humidity
The cause of this problem is the humid air
that is occurring in the kitchen and also in
the bathroom and shower room.

ACTION REQUIRED:
We would
recommend large humidity controlled
extract fans are added in the kitchen, the
bathroom and the extract fan in the en suite
shower room is also changed to a large
humidity controlled extract fan.
The reason why we use the term large is
because a 4inch/100mm extract fan
generally takes out 75 cubic litres per
hour whereas a 6inch/100mm generally
takes out 150 cubic litres per hour.

Large humidity controlled
extract needed

Extract in en suite on top floor
needs to be improved

This will mean when the humidity reaches a set level the humidity
controlled extract fans will switch on and draw the humidity out
thereby reducing the chances of condensation considerably.

2.0) Lifestyle changes?
We have recently carried out testing within a kitchen where the relative
humidity was between 25 – 50 and this rose to 80 – 90 when scrambled
egg was made (two portions) and some toast! Obviously more cooking
would cause more condensation.
In addition to this we have drying of clothes on radiators, etc which
creates a large amount of water. The recent McIntosh research report
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advised that one pair of jeans typically gives out two litres of moisture.
We have a full copy of this report if you so wish.
You may wish to consider having a drying room, i.e. a room set aside
where you dry all of your clothes which should also have a large
humidity controlled extract fan. This could for example be the first
floor office. The reason why this is important, and you may have lived
how you are living forever and a day without having any problems, is
you now have a mixture of old/original and new construction.

Washing on radiator in hallway

Airing cupboard on first floor
next to bathroom full of drying
clothes

ACTION REQUIRED: Add large humidity controlled extract
fans. We always recommend drying clothes outside wherever
possible and also having a drying room with its own extractor as
drying clothes inside gives out excessive amounts of water that
causes dampness, condensation and black mould.
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3.0) Construction
Although most houses look the same
– they have walls, windows and roofs,
the materials and the way that they are
constructed can be quite different and
you have several issues occurring
with this property.
For example in the older original
property it is fairly well known that
properties of this type and era have
cold bridging areas.
We can see classic cold bridging
areas such as the pitch of the roof
within the bedroom. We were also
getting dampness in other areas in the
bedrooms so there may also be
leaking gutters and downpipes (yes
it is as basic as this type of problem).

Cold Bridging in rear right hand
bedroom

3.1) Floors and capillary action
When we viewed a small area under the
floor we noted there was a lot of
rubbish; it may be that you are getting
some capillary action that is drawing
dampness up into the property.
View under floor shows a lot of rubble.

ACTION REQUIRED: We do not consider that the rubbish
under the floor and the potential capillary action is a major issue
in this particular case however it can’t be discounted. The
rubbish should be removed; the practicalities of this are very
difficult.
Independent Chartered Surveyors
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3.2) Laminate flooring stopping the building from breathing
The property has laminate flooring over
the top of the original floorboards which
prevents the floor from breathing.

Airflow through floorboards

Airflow blocked by laminate

Laminate flooring in the form of
tiles stopping the property from
breathing

Laminate flooring in hallway

ACTION REQUIRED: Ideally the laminate floor needs to be taken
up to allow the floor and the building to breathe, however we are aware
that this is draughty which is why we have suggested that the focus is
on the removal of humidity as quickly as possible.
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SURVEY FINDINGS
The following is a brief summary of what was found. We reserve the right to
add additional information as required and requested.

EXTERNAL
1. From our visual external inspection we noted:
1.1

Roof
Moss to roof indicates that there
isn’t much sunlight/air circulation
around the property in some areas.

Moss to roof

1.2

Flat Roof
This may have nothing to do with
the issues but we are just
mentioning it. There is an upstand
that is relatively small which may
be allowing water to drip over the
edge.

Flat roof – the upstand is not as
large as we normally see
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1.3

Front and right hand side
We believe that a cement based render
has been added with a plastic polymer
based paint which has effectively
stopped the building from breathing
how it would have done traditionally.
In addition to this a damp proof course
has been added, typically this has
waterproof/water resistant plaster used
which again will stop the building
from breathing.

Right hand side of property –
render smothering building

Close up of render where it is
starting to come away

Render and paint to front

Render on right hand side.
Plastic low maintenance render
meets normal pebbledash render
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1.4

Rear and rear extension
A mixture of older style render as
previously described and modern
render and modern thermally efficient
walls.

The quality of construction from
a thermal point of view varies
considerably as you can see from
the red and green circles.

1.5

Damp Proof Course

Plinth with DPC

1.6

Render plinth will likely have
had a slate damp proof course
underneath if anything

Windows
Windows to the property are a
mixture of older style plastic
windows without trickle vents
and more modern style windows
with trickle vents. Ideally they
should all have trickle vents.

Trickle vents
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Plastic windows and doors

Trickle vent to window

Trickle vent to door

INTERNAL
2.

From our visual internal inspection we noted:
Ground Floor
2.1

Kitchen
Damp plaster to reveal of the window and at roof level
(these appear to be cold bridging areas from the thermal
imaging we have carried out)

Damp to ceiling on right hand
side

Dampness to reveal of window
on right hand side

Damp plaster to the front left hand corner
Independent Chartered Surveyors
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Damp plaster where it joins the old building.
The gypsum plaster cannot cope with water very well.

Dampness to left hand corner of
kitchen at low level

Dampness to left hand corner of
kitchen at mid level

2.2

Low level dampness to the
kitchen left hand side

Cloakroom
Signs of powdering and deterioration of the
plasterboard. Again, a gypsum plaster has been
used.

First Floor
2.3

Front right hand bedroom and Rear right hand
bedroom
Minor signs of mould visible in the corner of the
rooms and we are advised condensation occurs on
the window sills.
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Top Floor
We were unable to see the roof.
There is the possibility that the roof
is leaking. The only reasonable
way that we know of resolving this
is to have a roof window put into
the top of the flat roof so you can
examine this area however we do
feel in this case the dampness is
likely to relate to cold bridging areas.

Dampness coming through on
top floor

Note: We have not moved furniture or fixtures and fittings unless
stated.
The full areas inspected are identified within the Appendices in
the Inspection section.

3.0

Resistance Damp Meter Readings
and Surface Damp Meter Readings
Overall in the property there is a
relative humidity of 55-59 and a
temperature of 16 degrees in the
property. Please see the Damp
Meter Readings Section in the
Appendices.

Damp meter readings

Independent Chartered Surveyors

——— Marketing by: ———

www.1stAssociated.co.uk
0800 298 5424
All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is
prohibited

16

4.0

Chlorine Test

We carried out a chlorine test on the
dampness in the walls which doesn’t
appear to be from drinking water.
Drinking water has chlorine.

5.0

Air conditioning

Chlorine test

Many say that air conditioning is the only true answer to problems like
this where air circulation and warm and cool air is also regulated via
relative humidity controls.

6.0

Heat exchangers
There are small air conditioning type devices that use heat exchangers
Heat exchangers defined
This is a system where heat from one thing that is no longer
needed is taken out and given to another thing.
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SUMMARY UPON REFLECTION
The Summary Upon Reflection is a second summary so to speak,
which is carried out when we are doing the second or third draft a few
days after the initial survey when we have had time to reflect upon our
thoughts on the property. We would add the following in this
instance:
We feel that the main cause of the problems in this property are the
condensation that is being created from cooking, showers and drying
of clothes. To some extent these are part of the way we use a building
however in other ways we can help reduce with such things as
mentioned as large humidity controlled extract fans and opening the
windows to air the property would be our first course of action as well
as thinking about where clothes are dried and ensuring that the air is
well vented. If this course of action didn’t work we would then look
at altering the building such as repairs and replacement of the render,
adding trickle vents into all the windows, removal of the laminate
floor in areas and replacing it with carpet, in fact this would be our
next area that we would look at if the initial work recommended
doesn’t work.
The main thoughts on what you need to do with the building are that it
needs to be allowed to breathe again.
If you would like any further advice on any of the issues discussed or
indeed any that have not been discussed! Please do not hesitate to
contact us on 0800 298 5424.

This Report is dated: XXXXXXX
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CONSTRUCTION SUMMARY
External

Main Roof:

Pitched, clad with concrete tiles

Roof Structure:

Cut timber roof with modifications

Gutters and Downpipes/
Soil and Vent Pipe:

Cast Iron and Plastic

Walls:

Modern painted render, pea shingle and
vertical tiles to the rear.

External Detailing:

Plastic double glazed windows

Foundations:

Not inspected

Front view

Internal
Ceilings:

Lath and Plasterboard (assumed)

Walls:

Mixture of solid and studwork and dry lined
(assumed)

Floors: Ground Floor:

Predominantly suspended timber floor with
some solid areas (assumed)

First Floor:

Side view

Joist and floorboards (assumed)

Rear view

We have used the term ‘assumed’ as we have not opened up the structure.
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INSPECTION
Our inspection has been specifically related to the Cold Bridging/Thermal
Bridging and Condensation issues detailed below:
Visual Inspection
Our inspection has taken the format of a visual inspection:
1. External of the property of the
1.1
1.2
1.3

Front
Right hand side
Rear

We have had the benefit of a x 16 lens on a digital camera
2. Internal of the property, we have viewed:
Ground Floor
2.1.

Hallway (suspended timber floor)

2.2.

Cloakroom

2.3.

Kitchen/Dining room/Lounge
(we noted the floor was a mixture of a suspended
timber floor and a concrete floor).

Front room looking towards rear
area where main problems are

Right hand side

Kitchen left hand side

Independent Chartered Surveyors
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2.4.

Front right hand lounge
(suspended timber floor)

Airbrick to bay window
indicates there is a suspended
timber floor

First Floor
2.5.

Front bedroom

Front bedroom

2.6.

Rear bedroom

Rear right hand bedroom

2.7.

Left hand small
office/bedroom

Small office/bedroom
Independent Chartered Surveyors
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2.8.

Bathroom

Bathroom on first floor

Top Floor
2.9. Bedroom
2.10. En suite shower room

3.

Services
Under the floor we noted plastic and copper pipes.

Plastic and copper pipes under
floor

Opening underneath stairs

In the kitchen there is a Vaillant boiler.
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4.

Damp resistance meter readings and Surface temperature readings
Dampness resistance meter readings using a
Gann Meter have been taken. Surface
temperature readings have also been taken.

Damp meter reading

5.

Owner/occupier
We were shown around the property by Mrs XXXX.

6.

Neighbours
We didn’t speak to any neighbours.

Independent Chartered Surveyors
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DAMP METER READINGS
Room
Ground Floor
Cloakroom let hand wall
Kitchen left hand corner
(where dampness is)
Kitchen????
Rear wall on dry lining
Kitchen???
Right hand wall reveal
on side of window
Right hand side????
Front right hand side
(old part of building)
Front wall
Internal walls running
down middle of property
First Floor
Front bedroom right
hand corner rear
Front bedroom right
hand corner front
Rear bedroom
right hand wall middle
Rear bedroom
rear right hand corner
Front left hand
bedroom/office
Front wall

Readings Obtained

Typical Readings

82

Key:
Flemish bond brickwork
30-60
Dry lining 15-30

87
36

96
29
35
28
32 to front
27 to middle
37
38
68
41
36
39
35
38
37
85
38
40
32
35
38
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Front left hand
bedroom/office
Left wall
Top Floor
Rear wall

Right hand wall

26
28
31
37
37
38
39
41
39
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Time Line – A brief history of the structure
This has been based upon a discussion with Mr XXXX.
DATE

DESCRIPTION

1993

Moved into property

2003 (Approx)

Loft extension

2007

Extension to the rear of the property
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REQUEST FOR INFORMATION

It would have been of help if we had seen detailed design drawings and
particularly the thermal efficiency calculations and U values and R values for
the various extensions.
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LIMITATIONS
Specific Defects Report
1. Conditions of Engagement
Please note: references to the masculine include, where appropriate, the
feminine.
Subject to express agreement to the contrary (which in this particular case has
been none) and any agreed amendments/additions (of which in this particular
case there have been none), the terms on which the Surveyor will undertake
the Specific Defects Report are set out below.
Based upon a visual inspection as defined below the Surveyor will advise the
Client by means of a written report as to his opinion of the visible condition
and state of repair of the specific problem or problems only. In this instance
Cold Bridging/Thermal Bridging and Condensation.
2. The Inspection
2.1 Accessibility and Voids
The Surveyor will base this report on a visual inspection and accordingly
its scope is limited. It does not include an inspection of those areas, which
are covered, unexposed or inaccessible. Our visual inspection will relate
to the specific defects shown to us only.
1.2 Floors
We have not opened up the floor structure; there were two areas where
floors have been opened up for us under the stairs and in the kitchen front
left hand corner. We have only carried out a visual inspection and any
conclusions will be based upon our best assumptions. We can open up
the floor if so required at an extra fee.
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2.3 Roofs
There has been a room formed within the roof which is the master
bedroom.
2.4 Boundaries, Grounds and Outbuildings
These are not considered relevant.

2.5 Services
No services inspected. We assume they are in working and legal order.
2.6 Areas not inspected
The Surveyor will have only inspected those areas identified within the
report. His report will be based upon possible or probable defects based
upon what he has seen together with his knowledge of that type of
structure. If you feel that any further areas need inspection then please
advise us immediately.
2.7 Specific Defects Report
As this is a report upon a Specific Defect we do not offer any comment
or guidance upon reactive maintenance and/or planned or routine
maintenance items.
2.8 Whilst we have used reasonable skill and care in preparing this report, it
should be appreciated that the Chartered Surveyors cannot offer any
guarantee that the property will be free from future defects or that
existing
defects will not suffer from further deterioration;
3.

Deleterious and Hazardous materials
Unless otherwise expressly stated in the Report, the Surveyor will
assume that no deleterious or hazardous materials or techniques have
Independent Chartered Surveyors
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been used in the construction of the property. However the Surveyor
will advise in the report if in his view there is a likelihood that high
alumina cement (HAC) concrete has been used in the construction and
that in such cases specific enquiries should be made or tests carried out
by a specialist.
4.

Contamination
The Surveyor will not comment upon the existence of contamination as
this can only be established by appropriate specialists. Where, from his
local knowledge or the inspection he considers that contamination
might be a problem he should advise as to the importance of obtaining
a report from an appropriate specialist.

5.

Consents, Approvals and Searches

5.1

The Surveyor will assume that the property is not subject to any
unusual or especially onerous restrictions or covenants which apply to
the structure or affect the reasonable enjoyment of the property.

5.2

The Surveyor will assume that all bye-laws, Building Regulations and
other consents required have been obtained. In the case of new
buildings and alterations and extensions, which require statutory
consents or approval the Surveyor will not verify whether, such
consents have been obtained. Any enquiries should be made by the
Client or his legal advisers.

5.3

Drawings and specifications will not be inspected by the Surveyor. It is
the Clients responsibility to forward any drawings and specifications
that he has or knows the whereabouts of to us to include information in
our report. If these are not forthcoming we will make our best
assumptions based upon the information available.

5.4

The Surveyor will assume that the property is unaffected by any
matters which would be revealed by a Local Search and replies to the
usual enquiries or by a Statutory Notice and that neither the property
nor its condition its use or intended use is or will be unlawful.
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6.

Fees and Expenses
The Client will pay the Surveyor the agreed fee for the Report and any
expressly agreed disbursements in addition.

7.

Restrictions on Disclosures

7.1

This report is for the sole use of the Client in connection with the
property and is limited to the current brief. No responsibility is
accepted by the Chartered Surveyors if used outside these terms.

7.2

Should any disputes arise they will be dealt with and settled under
English law;

7.3

This report does not fall under the Third Parties Rights Act.

8.

Safe Working Practices
The Surveyor will follow the guidance given in Surveying Safely
issued by the Royal Institution of Chartered Surveyors (RICS).
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