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INTRODUCTION AND INSTRUCTION 
 

 
We have been instructed by XXXXXXXX to prepare a report on the dampness 
within the property. 

 

We have carried out a visual inspection of the property  
 
The weather was a hot summer’s day at the time of the inspection. 
 
The instructions have been carried out under our standard terms and conditions, 
which are available on our website and were forwarded to you prior to our 
confirmation of instruction. 
 
 
 

 
SYNOPSIS  
 

XXXXXXXX advised that the property has had condensation problems for some 
time. She is looking for the best advice to help improve/solve the situation.   
 
XXXXXXXX has tried various methods over the years, including asking the staff 
to air the property (opening the windows) and de-humidify it. This has had 
limited success. 
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EXECUTIVE SUMMARY 
 
 

Executive summaries are always “dangerous” as they try and encapsulate 
relatively complex problems in a few precise and succinct words.  Having said 
that here is our executive summary and recommendations:  
 
Dampness takes several forms 
 

• Condensation 
 

• Rising damp (damp coming up through the structure) 
 

• Lateral dampness (dampness coming through the structure, i.e. the walls 
and the roof) 

 
We believe you have problems in all these areas; the worst of which is the 
condensation. However, the problems you have are a combination of all three 
issues. 
 
The creation of condensation  
 
In the nursery there are relatively high levels 
of moisture being created by the children 
and teachers carrying out normal activities. 
In addition to this you have cooking facilities, 
washing facilities, the drying of clothes and 
regular cleaning; this all combined with a 
warm atmosphere.  Warm air holds more 
moisture than cold air. This results in 
condensation where the warm air meets 
colder surfaces. In addition to surface 

condensation you may also have interstitial 
condensation. This is where condensation 
occurs within the structure. 
 
Condensation Defined 

 
This is where the humidity held within the air meets a cold surface 

causing condensation. 

 
Ways of preventing condensation 
 
Condensation is reduced/prevented by having good ventilation, appropriate heat 
levels and controlled moisture content, known often as relative humidity. 
 

 

Clothes drying on radiator 
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Contributory factors 
 
 
Air movement - externally 
 
You also have some site specific 
issues, such as the surrounding trees, 
which mean there is limited air 
movement around the property as a 
whole.  
 

 
 
 
You also have a sloping site situation in 
some areas, which means that 
rainwater is discharging onto the 
property. 
 
 
 
Air movement - internally 
 
There is limited air movement in the property, due to things like the radiators not 
being positioned underneath the windows, lack of trickle vents (these are small 
vents to the windows allowing movement inside a property) to some of the 
windows and the extract fans requiring manual operation (rather than being 
automatic). 
 
Lateral dampness 
 
We believe the flat roofs and the parapet walls are leaking.   
 
Rising damp 
 
We have found rising damp in the property. We note there have been repairs in 
the past but this uses a system that is well known not to work 
 
We do need to work out how to reduce the possibility of condensation, reduce 
the rising damp and stop the lateral damp from the roofs; although ironically we 
would add that no building should be dry, it is more a case of allowing this 
building to breathe.  
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RECOMMENDED COURSE OF ACTION 
 
 

We would first of all comment that this is a complex issue and there are many 
factors involved. There is no simple solution and to some extent it is a matter of 
trial and error.  
 
We are aware that we saw the property during the summer months on a warm 
day that formed part of a warm week, which is, from a building pathology point 
of view, the worst time to view the property as habits tend to change during 
warmer weather, as well as us naturally opening windows and venting the 
property and the building drying out and there had been localised air movement 
around the trees surrounding the property.   
 
The last contributory factor - looking at the property as a whole 
 
We have looked at the property as a whole and divided this report into sections. 
Over the years the contributory factor has been that you have had repairs / 
amendments / improvements to the property, which have been added in 
isolation. This problem needs to now be looked at the property as a whole. 
 
Condensation 
 
The ideal solution, we believe, for condensation would be an air handling system 
/ air conditioning system throughout the property. This would give control of the 
air movement, relative humidity and the heating / cooling levels. 
 
One of the main problems at the moment is there is limited air movement in the 
property, due to things such as the doors being shut, the general warmth 
throughout the whole of the property and cool areas attracting and drawing the 
air around the property, and things like radiators not being located underneath 
the windows, and no trickle vents to the windows, etc.  
 
 ACTION REQUIRED:  We would recommend that you obtain quotations 

to add handling systems / air conditioning systems. However, we are also 
aware the practicalities of fitting it within an older property need to be 
considered. We believe that a more immediate solution may be to look at 
adding humidity controlled thermostats to the various rooms must 
discharge to external air. 

 
As with the air conditioning / air handling units you also need to consider how 
these extract fans may affect activities taking place in the room, such as their 
noise and the distraction level and also their location needs to be considered, 
particularly with the air conditioning the input and output air extract units to 
ensure they do not affect the activities going on. 
 
There are other things that can be carried out to improve things but we feel we 
should focus on these. 
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ACTION REQUIRED:  As a short term measure you could add humidity 
controlled thermostatic extract fans; we would recommend 150mm 
diameter fitted into the ceiling, extracting to outside air, not into the roof 
voids or the ceiling voids. 
 

Monitoring 
 
We then would like to monitor the situation during the colder, wetter months. 
 
Investigation Works 
 
You need to open up the ceiling hatch 
to allow good access to the main roof 
void to check its condition. We need 
to remove the suspended ceiling tiles 
at ground floor level to check the 
condition and the mould growth within 
these areas.  We also need to double 
check to see what the voids are in the 
floor, as this type of property would 
originally have had a suspended 
timber floor.  We also recommend 
investigation works further on in the 
report. 
 
Radiators 
 
Given that it is the summer it may be also the ideal opportunity to relocate the 
radiators underneath the windows. We feel this would have the benefit of 
increased air circulation (without your staff having to carry out any extra duties) 
as well as extra space. It would also be worth having the heating system 
pressure jetted at the same time and anti-corrosion agent added.  Of course, the 
summer months are the ideal time to carry this out. 
 
Staff Education 
 
It is likely that on humid days, or days when there are more activities, or wet 
days, that the property will require airing more. There needs to be a procedure 
known and understood by your staff.  We also suggest you set up a drying 
roof/area for wet coats and wet clothes and ensure this is not carried out ad hoc 
in the rooms, although how practical these suggestions are you will need to 
advise us.  This is also recommended further on in the report.  
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Amendments to the building fabric and layout such as the radiators 
 
Installation of incorrectly installed elements 
 
Making the property watertight  
 
Here we would deal with such things as flat roofs, penetration from the parapet 
walls and lateral penetration and rising damp. 
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Time Line  
 
A brief history of the structure and future proposals, as discussed with 
XXXXXXXXX 
 
 
 
 
1914 

 
Late Victorian/Edwardian property 
 

 
Approx 1990 
 

 
Converted to a nursery 

 
2000 
 

 
Purchased by XXXXXXXXX organisation 

 
2009 
 

 
Condensation first noted 

 
2010 
 

 
Proposed conservatory extension 
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INSPECTION 
 
Our inspection has been specifically related to the issues detailed below. 
 
 
The inspection has taken the form of: 
 

• A visual inspection: 
 

External  
 

Internal 
 

• Discussion with XXXXXXXX and some of the staff. 
 

• Relative humidity readings 
 

• Electrical conductivity meter readings 
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Ground Floor 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

  

Caterpillar room 

(front left hand side room) 

Typically three children and one adult) 

Butterfly room 

(front right hand side room) 

Typically six children and two adults 

Ladybird room 

(far left hand side room) 

Typically 16 children and four adults 

Children’s toilets Adults toilet 
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First Floor 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 

  

  

Landing Kitchen 

(mid-day meal for 34) 

Children’s toilets Wiggly Worms room 

Typically 14 children and two 

adults 
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SURVEY FINDINGS 
 

External 
 
Chimneys 
 
Open joints will allow dampness in and 
flashings are not correctly detailed.     
 
 
 
 
 
Main Pitched Roof 
 
We believe this to be leaking and we 
noted it is unvented. There is limited 
access at present. 
 
 ACTION REQUIRED:  We require 

a large access hatch to be formed 
to allow access to all roof areas. 

 
 

 
 
 
 
 
 
 
Lead Tingles or Lead Slaps Defined 

 

These are strips of lead usually about 

25mm wide which are used to secure slates 

where they have slipped. 

 
 
 

Also due to the volume of water being 
produced by the children and teachers you 
need to ensure that this area is adequately 
ventilated and of course that there is no 
excessive rot to the timbers. 
 

 

 

Defective chimney 

lead tingles visible indicating that 
there is corrosion to the nail 

fixings which is why we need to 
investigate further 
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Flat Roof 
 
We can see that there have been many 
repairs to the flat roof over the years and 
it is in what we would describe as a 
delicate state. 
 
We noted that parts of the roof are 
unbonded and we noted poor detailing. As 
well as the roof being flat and having a fall 
some water no doubt will sit on it in 
certain areas. 
 
 
We believe there may be several flat roof leaks, therefore adding to the 
dampness in the property as a whole.  We have been on the roof and walked it 
and we can feel in areas that the roof is not bonded. We also feel that it is likely 
to be uninsulated and therefore the coldness of the roof is adding to the 
condensation.   
 
 
Parapet Walls 
 
We would specifically draw your attention 
to the parapet walls not being detailed 
correctly. 
 
We can see from the mastic on it and the 
re-bedding that there have been leaks to it 
for a considerable time. 
 
  
 

 
 
 
 
 
 
 
 
 
 
 

 

 

Flat roof 

Mastic to the joint of the parapet wall 
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Walls 
 
To the front of the property you have an 
original cavity wall. This age of cavity wall 
is known for having cavity wall tie failure. 
This is because the cavity wall ties can 
rust.  Whilst we cannot see any common 
signs (horizontal cracking) the walls are 
painted and therefore may be hiding this.  
The paint also appears to be plastic 
based and is therefore smothering the 
walls and stopping them from breathing. 
 

You have painted cement rendered walls to 
the rear, with a parjeting finish and a 
smooth finish Unfortunately this is a 
cement based render which again does not 
allow the property to breathe, so as you 
can see we have a high moisture 
producing activity with a property that has 
limited breathing abilities. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Windows 
 
Many of the windows are from the cheaper 
end of the market and do not have trickle 
vents. 
 
Trickle Vents Defined 

 

Small vents to the windows to allow 

air movement inside the property to 

stop a build up of fumes or humidity. 

 
 

 

 

 

Original cavity wall 

Painted cement render 

Window without trickle vents 
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Internal 
 
Ceilings 
 
In this age of property the original ceilings 
would have been lath and plaster. These 
may well have been replaced with 
plasterboard in some areas, and in any of 
the modern extensions it would have been 
normal to build in plasterboard. However, 
most of the ceilings are now hidden by 
suspended ceilings.  These are ceilings 
suspended on a wire grid. There is 
therefore an environment between the 
suspended ceiling and the actual ceiling, 
these areas are normally cold and 
therefore condensation takes in these and 
possibly interstitial condensation in the roof 
itself. 
 
Internal Walls 
 
There is a mixture of solid (probably brickwork) with plaster or blockwork to the 
newer sections and studwork, which is timber frame with plasterboard. 
 
We believe the cavity walls and the older walls will lack insulation and again this 
is causing cold bridging, which in turn is causing condensation.  The solution is 
to add insulation. Where insulation has been added we find in older properties 
that sometimes it has sunk and moved, leaving gaps in the structure.  We would 
recommend thermal imaging of the property. 
 
Dampness in the walls 
 
This is being caused by the walls not being able to breathe through the plastic 
based paints (this can only be truly confirmed by chemical tests) that have been 
used on them.  Unfortunately, it is very hard to rectify the problems of modern 
materials in older properties.  
 

 

Example of a grid suspended ceiling 
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Rising damp 
 
We believe that the rising damp relates to 
the surrounding ground level sloping towards 
the property. A French gully is recommended 
in these areas. Please see sketch and 
Appendices at the end of the report. 
 
 
 
Cold Bridging 
 
Throughout the property there is what is 
known as cold bridging. This is where 
some areas are colder than others and 
allow heat through and cause a cold effect 
and then condensation. Such an area is 
the concrete floor. Some of it is shielded 
by the carpet, however where it has a vinyl 
flooring then it is more prone to 
condensation and to be slippy. 

 
 
 
 
Floors 
 
You have a variety of floors throughout the 
property. We believe you have a 
suspended timber floor to the front of the 
property and a solid concrete floor to the 
rear. You have a variety of surface 
finishes, some of which will be hiding the 
condensation.           
              

 
 
 
 

 

 

Air bricks indicating  

suspended timber floor 

Mixture of carpet and vinyl flooring 
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Conservatory 
 
The conservatory that you add will also affect this and we would comment that 
during the summer months the conservatory in fill extension will create an area 
of solar gain which may, from our understanding, due to the doors that are being 
removed, produce some air circulation within the property, but unfortunately add 
to the warmth of the air temperature meaning that a greater amount of moisture 
content being held in the air. 

 
During the winter months there will be a cooling process, which could result in a 
considerable amount of condensation, again depending upon the number of 
doors that are open throughout the property. 
 
Heat Curtain 
 
A system used in many retail shops is a heat curtain at the entrance door. This 
balances the heat in the property and a similar system may be worth using at 
the entrance area. This may well be a cold area during the winter months, which 
again will cause condensation. This is something we need to discuss further 
with you. 
 

Services 
 
Radiators 
 
The radiators are not all located under 
windows, which means that is not the usual 
air circulation (as warm air rises it hits the 
cooler air around the window and circulates 
around the room). 
 

 
Extract Fans 
 
The extract fans that we noted require 
manual operation, i.e. the one within the 
toilets required a pulley cord action and the 
one in the kitchen required the light 
switching on. We much prefer extract fans 
that do not rely on the occupants switching 
them on. 
 
There are also areas of rising damp and 
lateral dampness. 
 
The kitchen extract is believed to be 
extracting from the ceiling directly into the roof void. 

 

 

 

Extract in adult toilet 

Radiator not under window 
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Location                
 
 
There are several factors that affect this 
location:  
 
 
The property is surrounded by trees, 
therefore there is limited air movement. 
 

 
 
 
 
 
Sloping site (not quite the slope shown 
in the sketch). Water is discharging 
against the property requires a French 
gully. Please see Appendices. 
 
 
 
 
 
 
 
 
 
 
 
          

 

Property surrounded by trees 
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CONSTRUCTION SUMMARY 
External 
Chimneys: 
 

One brick chimney - open joints and poor 
flashing detail noted 
 

Main Roof: 
 
 
Rear Flat Roof: 
 
 
 
Parapet Walls: 
 

Pitched and clad with a slate tile;  
tingles noted 
 
Traditional felt with chippings to rear left hand 
side and mono ply thin decking to right hand 
side  
 
Incorrectly detailed 

Gutters and Downpipes: 
 

Metal and plastic. Painted timber fascias and 
soffit boards, hidden by gutters 

  
Walls: 
 

Original part of property early cavity wall 
construction - susceptible to wall tie failure. 
Rear – cement render, both in parjecting and 
smooth faced, all painted in plastic based 
paint (assumed) 
 

External Joinery: Mixture of double glazed windows, with and 
without trickle vents 
 

Foundations: Assumed stepped brick foundation to older 
part of property and concrete foundation to 
newer part 

Internal 
Ceilings: 
 

Vented ceiling grid system throughout 
(assumed) 
 

Walls Mixture of solid and hollow (assumed) 
 

Floors: Ground Floor: 
 

  
First Floor:  

Suspended timber and concrete floor 
(assumed) 
 
Joist and floorboards, likely to be 
embedded timbers (assumed) 
  

Services 
Heating via central heated radiators. Note: we were advised that the 
temperature range of the property from 6.30 am to 5.30 pm is typically 
64°F/18°C. 
 
We have used the term ‘assumed’ as we have not opened up the structure. 
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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 you need to have a programme of maintenance as you have 
identified that you may wish to stay in the property for the next five years. You 
need to establish what is cost effective in this time. Of course there is a risk of 
mould and associated health hazards occurring if the work is not carried out. 
 

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. 
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LIMITATIONS 
 

CONDITIONS OF ENGAGEMENT 
 

The report has been prepared in accordance with our Conditions of 
Engagement dated XXXXXXXX and should be regarded as a comment on the 
overall condition of the property and the quality of its structure and not as an 
inventory of every single defect.  It relates to those parts of the property that 
were reasonably and safely accessible at the time of the inspection, but you 
should be aware that defects can subsequently develop particularly if you do not 
follow the recommendations. 
 

ENGLISH LAW 
 
We would remind you that this report should not be published or reproduced in 
any way without the surveyor’s expressed permission and is governed by 
English Law and any dispute arising there from shall be adjudicated upon only 
by the English Courts. 
 

SOLE USE 
 
This report is for the sole use of the named Client and is confidential to the 
Client and his professional advisors.  Any other persons rely on the Report at 
their own risk. 
 

ONLY HUMAN! 
 
Although we are pointing out the obvious, our Surveyors obviously can’t see 
through walls, floors, heavy furniture, fixed kitchen units etc. they have therefore 
made their best assumptions in these areas. 
 
As this is a one off inspection, we cannot guarantee that there are no other 
defects than those mentioned in the report and also that defects can 
subsequently develop. 
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WEATHER 
 
It was a hot summer’s day at the time of the inspection.  The weather did not 
hamper the survey. 
 
Our weather seems to be moving towards the extremities from relatively mid 
range.  A few interesting facts in Britain over the years have been: 
 
2000 Wettest year on record at the time 
2003 Driest year on record at the time 
2004  Wettest August on record at the time 
2004 Boscastle was the worst flash flood on record at the time 
2005  Third driest year on record at the time 
2006  Warmest year recorded on record at the time 
July 2006  Hottest July on record at the time 
2006  Hottest autumn on record at the time 
2007  Warmest spring on record at the time 
2007  Wettest June on record at the time 
April ‘06-April ‘07 
2008              
2009  
2010  
 
 
References  

Hottest 12 months on record at the time 
 
Third wettest August since 1956 
Heaviest snowfall in march since 1991 
Britain faces one of the coldest winters for 100 years 
 
BBC News www.bbc.co.uk                  

 
NOT LOCAL  
 

 It should be noted that we are not local surveyors to this area and are carrying 
out the work without the benefits of local knowledge on such things as soil 
conditions, aeroplane flight paths, and common defects in materials used in the 
area etc. 

 
OCCUPIED PROPERTY 
 

The property was occupied at the time of our survey, which meant that there 
were various difficulties when carrying out the survey such as stored items 
within cupboards, the loft space and obviously day-to-day household goods 
throughout the property.  We have, however, done our best to work around 
these. 
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INSPECTION LIMITED 
 

Unfortunately in this instance our inspection has been very limited due to limited 
access to the roof space and not opening up any floors. 
 

TERMS AND CONDITIONS 
 

Our computer system sends two copies of our Terms and Conditions to the 
email address given to us when booking the survey; one has the terms attached 
and the other has links to the Terms and Conditions on our website (for a limited 
time).  If you have not received these please phone your contact immediately. 
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APPENDIX ONE 
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French Drain 
 

 

Using a French drain to resolve a dampness problem 

 

We are finding where we are asked to look at damp walls and damp floors or 

damp problems in general that commonly it is because the external ground level 

is higher than the internal ground level, or airbricks have been blocked, or simply 

paving slabs, decking or briquettes have been used to form a patio area.  This 

then discharges any rainwater against the building.  Quite often the solution is to 

add a French drain. 

 

Whilst French drains are quite simple and are basically nothing more than 

trenches filled with gravel, a although there is a bit more to them, as we will 

explain, they are almost a D.I.Y. job for most people and they are relatively easy 

to install and are low cost, However, you do need some care and attention, 

otherwise you can install what we have heard referred to, as the French pond. 

 

 

What use is a French drain? 

 

A French drain is a trench, the width of 

approximately six inches or 

300 millimetres wide, or the width of your 

spade, and is approximately twice the 

depth, i.e. 12 inches or 300 millimetres.  In 

most cases this will suffice, however, 

where there is a great deal of ground water 

you may wish to make the trench wider 

and deeper. 
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The French drain acts as an area where water soaks away quickly.  We often 

recommend them close to building, but not next to the building, as this helps 

reduce the ground level and/or take any water that is directed at that area away.  

For example, where a patio has been put in place which aims any rainwater at 

part of the wall.  As mentioned, whilst a French drain is a D.I.Y. job, it does need 

some understanding of how it works. 

 

French drains must be on a slope 

 

The piping that goes at the base of a French drain should be perforated or, as we 

did years ago for land drains, there should be gaps between each pipe.  It should 

be set onto a bed of firm ground and the pipes should on a fall to the drain.  

Whilst you should be able to ensure there is enough fall by sight, we also like the 

idea of rolling a marble from one end to the other.   

 

You will then need to put the pipes down, fill the trench with half an inch, to an 

inch, of good sized gravel.  You can leave it at that, or in addition you can cover 

with stand and then turf over.  This is how a basic French drain is carried out. 

 

The French drain system that we would recommend 

 

This would be as described, although we would add to the base an inch or two of 

gravel on to which the perforated drainage pipe will rest.  It will then wrap 

around that drainage pipe filter fabric.  This is to stop the holes in the perforated 

pipe from blocking up.  By the way, the drainage pipe should be four to six 

inches/100 millimetres to 250 millimetres.  We would then fill with gravel.  In 

addition to this, we would add a silt trap and this is added in the run of the pipe 

and is very similar to a road gully (not that’s of much use if you don’t understand 

how a road gully works). The silt trap is a rectangular box with a pipe opening at 

each end.  The drained water passes onto this and any particles sink to the bottom 

of the box and then the water travels on to the other side of the box, enabling you 

to feed into a drain.   

 

These are usually made of glass reinforced polyester and have been available in 

this form since the mid-1980’s.  They are normally reinforced with a steel frame 

for additional strength and re-bedded in concrete. 
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The French pond! 

 

French drains will, over time, clog up, which is why we recommend using a filter 

fabric.  However, even with this they will eventually clog up.  Unfortunately, 

there is no dino-rod equivalent, as it is normally fine sand, organic matter or clay 

that has clogged up the French drain.  So, it is a case of digging it up and 

cleaning the pipework (or it may be quicker to just replace it), adding a filter 

fabric and re-filling the gravel. 
 


