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INTRODUCTION AND INSTRUCTION  
 
 

We have been instructed by Mr X to give advice as detailed in the 
synopsis below. 

 
We have carried out a visual inspection of the property on XXXX. This 
is a non-invasive inspection. 

 
The weather was dry and sunny at the time of the inspection. 
 
We are Independent Chartered Building Surveyors.  We are registered 
with the Royal Institution of Chartered Surveyors and are members of 
the Independent Surveyors Association,  
 
Qualifications: XXXX 
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.   
 
 

SYNOPSIS  
 

 
We have been specifically asked to advise with regard to possibilities 
with this property:- 
 
1.0) Considering occupying the house for the next five to ten years. 

 
2.0) Work required if the house is to be sold within the next three 

years. 
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SITUATION AND DESCRIPTION  
 

 
This is a detached two storey property that has 
been extended and altered over the years, 
 
The property has a garage to the left hand side 
(all directions given as you face the property) 
and a rear extension (the carbuncle) together 
with surrounding garden. 

 
As you are currently living in the property we 
will not go into anymore detail. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 

 

 

 

Front View 

Rear view  

Right hand side  



XXX Wokingham, Berkshire. RG41 XXX 
 

XXXX 
Independent Chartered Surveyors 

 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 
0800 298 5424 

5 

Putting Life into Perspective! 
 

Some of the things that were happening around the time the property was built: 
 

 It is rumored that the property is from the 1860s, here is some of what was 
going on back in that era. 

 
1860  The HMS is launched 

1861  Abraham Lincoln declared as president 

1862  The Battle of Fort Henry 

1863  First Prix de L’Arc de Triomphe horse race held 

1863  The Opening of London Underground 

1864  The City of Adelaide was launched 

1865  Francis Galton invents the Weather map 

1866  Alfred Nobel invents dynamite 

1867  Queen Victoria signs the British North American Act 

1868  The first traffic signal lights are installed  

1869  Black Friday 

1870  Construction of Brooklyn Bridge begins 
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Location Maps for XXXX  
Wokingham, Berkshire. RG41 XXX. 
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CONSTRUCTION SUMMARY  
 

External 
 
Chimneys: 
 

one  brick chimney 

Main Roof: 
 
Other Roofs: 
Front: 
 
Bay window roof: 
 
Rear roof: 
 
Dormer Roofs: 

Pitched concrete tiled roof, (often known 
as a Roman tile).  
 
Felt 
 
Lead 
 
Shallow pitched felt 
 
Three dormer roofs, two pitched to the 
front, one flat to the rear with believed to 
be felt roofs 
 

Gutters and Downpipes: 
 

Mixture of different types of Plastic 

Soil and Vent Pipe: 
 

Plastic 

Walls: 
 
 
 
Damp Proof Course: 
 

Flemish bond brickwork (assumed)  
Stretcher bond (assumed) to the left hand 
extension all in a red brick 
 
Visible and various dpc’s 
 

External Detailing: Windows: Plastic double glazed, the 
majority without trickle vents and one roof 
light. 
Concrete lintels visible above many of the 
windows. 
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Internal  
 
Ceilings: 
 

Plasterboard  

Walls Gypsum plaster to the walls with the 
exception of the areas that have been 
damp proof coursed which are likely to 
have a waterproof plaster 
 

Floors Ground Floor: 
 
 
First Floor: 
  

Unknown construction, likely to be 
earth with tiles laid upon it and then a 
concrete layer upon this. 
 Joist and floorboards, in the older part 
may have embedded timbers (assumed)  
The floor joists are visible from the 
ground floor as there is no ceiling. 
  

Services 
 

We believe that the property has a mains water supply and mains drainage.  
There is a Rayburn in the kitchen and a Megaflow boiler in the rear 
extension. 

 
The above terms are explained in full in the main body of the Report.  

 
We have used the term ‘assumed’ as we have not opened up all the 
structure. 
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EXECUTIVE SUMMARY  
 
 

Executive summaries are not ideal 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:  
 
 
1.0) Starting to use today to increase Energy efficiency / 

Sustainability / Greenness 
 
We discussed many issues during the day we would first of all 
like to start with our thoughts on an overview of the energy 
efficiency industry that we are now experiencing:- 
 

1.1) Overview – modern sealed/airtight buildings and old 
breathable buildings 

 
It is fair to say that the jury is still out with regard to many of the 
technologies that we are using today to increase energy 
efficiency.  We very much feel we are in the experimental stage 
although it does feel that the experimental stage has been going 
on for a long term.   We are sure that the manufacturers/sellers of 
such products would beg to differ with this view (but then there 
are often many views on the same subject). 

 
1.2) Airtight/sealed buildings 

 
This is the type of building currently being built and promoted.  
Airtight/sealed buildings rely on any warmth that is created being 
sealed within the building.  The advantages of this is of course 
that it minimises heating bills however in our experiences to date 
there are still considerations that need to be thought through with 
regard to the creation of dampness in the form of surface 
condensation and interstitial condensation (condensation within 
the structure).  The current Building Regulations, which is what 
you have to comply with when carrying out major building work 
does tend to make this the easy route to go down. 
 

 



XXX Wokingham, Berkshire. RG41 XXX 
 

XXXX 
Independent Chartered Surveyors 

 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 
0800 298 5424 

10 

 
1.3) Breathable houses 

 
Breathable houses are also known as leaky houses dependent on 
which side of the fence you stand.  Simply these types of houses 
are not airtight which is how they were built.  However the older 
house does work on the mass of the building material retaining 
heat and discharging this at a later date which many people are 
advocates of and feel that this is currently a better alternative to 
sealing in the air and re-breathing/re-using it. 

 
1.4) Mixture of the two 

 
What many older properties 
have is a mixture of the two 
technologies; for example 
within your property you 
have some modern 
insulation levels for 
example in the newest 
extension some of which 
incorporates dry lining (also 
known as false walls) and there are things added to the oldish 
building which make it more airtight such as the double glazed 
windows (without trickle vents). 
 

  Trickle Vents Defined  
 

Small vents to the windows to allow air movement in side the 
property to stop a build up of fumes or humidity. 

 
 

1.5) Mixed construction 
 

Like most people you have a mixed construction which is 
generally easier, we feel, to move towards a breathable building, 
which after all it once was (this is opposed to converting it to a 
sealed/airtight building). 
 
We would add that some of the airtight theories, we feel, are still 
to be tested by time (there is nothing as good as the test of time 
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in use and something that surveyors tend to rely on being the 
ultimate test).    
 
Windows are a good example of how views have changed over 
time originally having the timber sliding sash windows which, at 
their best, were sometimes drafty, the introduction of double 
glazed aluminium windows then moving onto plastic windows as 
we generally improved our construction techniques we made 
these airtight and we have now added back in trickle vents to 
allow some air movement within the property and interestingly 
we have gone back to timber windows that are from a sustainable 
source – life is full of circles. 
 

   
 

1.5.1) Our experience of mixed construction properties 
 

Most properties perform 
satisfactorily; we have the 
benefit of being instructed to 
look at the ones that are not. It 
is probably fair to say that we 
do not see a typical range of 
buildings it is the problematic 
ones.  
 
We generally find in the 
properties we see where there is 
a mixture of construction 
techniques there are problems 
in the form of dampness (do 
remember the majority of 
properties that we do not see 
are affectively working 
satisfactorily).  Equally the 
lifestyle of the occupier needs 
to be considered. 
 
The vast majority of damp problems that we come across are 
ultimately condensation however it is often misdiagnosed 
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particularly as rising damp (particularly by rising damp 
companies!)   
 
Usually we find that this is created by having humidity 
generating areas such as kitchens, bathrooms and en suite rooms 
not being suitably ventilated i.e. having extract fans.   
 
This moist air then travels to the colder areas of the property, 
often into bedrooms or low down on the ground floor and can 
lead to black marks in the area (a mixture of dust being drawn to 
the areas and skin particles and residue) which in turn can then 
cause the plaster to deteriorate particularly modern gypsum 
plaster, the old lime plaster was much more resistant to 
dampness. 

 
1.5.2)  How do you reduce these problems? 

 
This condensation can be reduced by reducing the source of the 
moisture/humidity.  We usually recommend large extract fans are 
added of 150mm diameter (not 100mm) which are controlled by a 
humidity thermostat which switch on automatically. 

 
We also recommend the movement of air throughout the rooms and 
therefore throughout the building.  This can be better created by 
positioning radiators underneath windows, remembering warm air 
rises as it hits the cooler air around the windows and then circulates 
around the room and the building.   

 
Please see our articles on:- 
How does air move round a building? and 
Condensation 
On our website www.1stassociated.co.uk 
 

At the same time as the radiators being moved as the heating system 
will need to be drained it would benefit from a pressure clean and 
also Fosroc (trade name, anti corrosion material) to minimise any 
future corrosion.   
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1.5.3)  How to heat the house to avoid condensation 

 
Generally it is thought that a constant background heat will avoid 
condensation.  There are however various different conflicting 
views of how to achieve this.  Many people use thermostatic 
radiator values, however some people (such as Jeff Howell from 
the Sunday Telegraph who is also a Chartered Surveyor) is a 
very strong believer in having as many thermostats in many 
different rooms as possible but still with a lower constant heat. 

 
The traditional way of heating a house is via pouring heat in it 
for the morning rush to work/school/college and then equally 
pouring heat into the property in the evening to relax in front of 
the TV/computer/catch up with work we did not do during the 
day.  The problem with this method is that it can cause 
condensation when you reheat a property you use up energy to 
warm the property and also remove any moisture known as latent 
heat of evaporation.   
 
As mentioned an alternative, which we have tried, is to have a 
constant level of heat increasing the heat needed by the 
fluctuations in the outside temperature which has worked very 
well generating similar heating bills to those that we have 
previously received.  (This was in a building that is 
approximately three quarters sealed construction and one quarter 
visible or leaky construction).   

 
The recommended room thermostat temperature is fifteen 
degrees although this may not be an issue in a house with too 
much heat that is fired by a Rayburn. 

 
This however does bring us onto how you do need to think about 
lifestyle and how the house is used.  
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2.0) Dampness – what is underneath the floor? 

 
One of the main questions you had was what is underneath the 
floor?  We explained that without lifting up the floor in a 
property of this age it could be almost anything. 
 
If the property was originally built for non human habitation then 
it is likely to have had/still had next to no foundation and a 
beaten earth floor perhaps with lime added to harden the surface 
possibly then with a brick tile covering which then in turn may 
have been added to over the years in concrete. 
 
In the area of floor drilled there was a mixture of concrete dust 
and brick dust which was fairly wet indicating a relatively high 
water table level.   We did not see any signs of bitumen or plastic 
that would indicate damp proof membrane is in place which 
would protect you from the damp coming up.   
 
To resolve the dampness would be a major operation involving 
the removal of the floor and adding in a damp proof membrane 
(which is essential which is needed to marry into the wall 
otherwise all you are doing is moving the dampness around the 
property and there would be a danger you would have dampness 
inside the walls internally as well as externally). 
 
The moss and lichens you 
can see underneath the 
damp proof course, we 
believe, are the dampness 
underneath the floor 
dissipating through the 
bricks below the damp proof 
course level as they cannot 
get above it as it is 
affectively acting as a 
breather level for the 
dampness in the floor.  We 
feel you could improve this 
by using a French drain 
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externally. 
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THE NEW THREE R’S  
 

Reduce, Recycle and Reuse 
 
Before we talk about these different areas just our general thoughts on 
sustainable, renewable, green energy (or whatever you wish to call it) 
are that it is not worth spending a lot of money removing something 
and completely changing how you do something that has a poor 
payback time.   
 
There are such things as ground source heat pumps and air source heat 
pumps with large capital costs and needing amendment to buildings 
these do not fit our definition of sustainability, although they may well 
fit yours.   
 
We would also add that the two cases of air source heat pumps that we 
have been involved in have been expensive to install and have not 
worked as the manufacturer’s information and caused other problems 
(condensation) and interestingly enough have been quite expensive to 
run.  With this in mind we now will discuss the new three R’s reduce, 
recycle and reuse. 

 
1.0) Reduce 
 

Reduce heat loss – we spoke about various options such as:- 
 
1.1) Windows 

 
The windows will be a major area for heat loss. New curtains 
with good linings or possibly the use of shutters internally 
folding into the rebate can save energy.  Or external shutters 
could be useful as they would, in the summer, also protect you 
from the sun’s heating into the property with internal shutters it 
has already got into the property through the windows and then 
does leak into the building. 
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Or alternatively you could go for some type of roller 
shutter/blind as you have seen in Germany. 

 
2.0) Reuse 
 
2.1) Wood burner / multi-burner  

 
We are advised that you have a ready free 
supply of wood off cuts and would 
recommend a wood burner.  Please see 
the adjacent picture.  This wood burner 
was bought from a French retailer on 
Ebay and was approximately half the cost 
of others that we have seen.  This has 
heated a room of a similar size to yours 
with slightly higher ceilings if anything 
(do not forget our discussion regarding 
insulating your ceilings). 

 
We suggest that the wood burner / multi-
burner sits forward of your present 
chimney to allow it to radiate heat out and that your existing 
chimney is lined to accommodate this.  You will also need to 
remove and make good the present stone fireplace area and you 
will in addition need to line the chimney.  This can be carried out 
in a variety of ways as we discussed you need to have a vacuum 
test on  the chimney for loose lining and then filling the chimney 
via using an elephant’s trunk system dropped down the centre of 
the chimney or similar.  This of course will need a partial re-
organisation of the lounge. 
 
With regard to your chimney we could not see any problems with 
regard to sulphate attack that would cause the stone cladding to 
move in that manner.  We are mystified as to what has caused the 
stone cladding problem. 
 
 
 
 
 

 

Wood burner/multi-
burner 
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2.2) Solar Power. 

 
Over the years we have  had all sorts of discussions with regard 
to Photovoltaic PV and Solar Power.   
 
Our main plus points for these would be the current feed in tariff 
rate, which as you mentioned is going to be reviewed, and the 
feel good factor with regard to using the rays from the sun.   
 
The negative points we would refer you to are in a Royal 
Institute of Chartered Surveyors report in 2008 that typically the 
solar panels took 80 to 100 years to pay back their costs which is 
interesting when they are guaranteed to last for 30 years 
(whatever a guarantee means these days).   
 
It has also been interesting to read the discussions that take place 
on money saving expert at the moment (a website that we find 
very useful) and we attach an extract in the Appendices that 
shows a breakdown of costs, there really are people on this 
website with too much time on their hands, but you will see what 
we mean if you read the discussion on money saving expert. 
 
We found that the assumptions by the Solar Power companies 
selling this product are not applicable when we looked into this 
given our situation and you may need to adjust the return figure 
of seven years to fit your situation.  You may also want to look 
into the solar power for warm water systems if still available.  
 

2.2.1) Can these solar/PV panels cause damage? 
 
Whilst we personally have not been instructed to advise on any 
problems we are aware that there have been rumours that 
problems relating to the weight of the unit and how they affect 
roofs and also how they fix them to roofs and if in doing so it 
damages the roof tiles in either the short term or the long term.  
In addition maintenance issues such as the panels requiring 
cleaning to be the most efficient. 
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2.3) Rainwater/Grey water 

 
We spoke briefly about grey water, in other words rainwater, this 
is already reused via the water butts and you could increase the 
number of water butts.   
 
A more sophisticated system would be to reuse the water for 
toilet flushing but we have not seen this in use in this country, 
we have only seen it in use in Gibraltar where we believe they 
have different regulations. 
 

2.4) Aerated water 
 
You can get taps and various other fittings that add air to the 
water supply thereby reducing the amount of water being used.  
We have heard various comments from “you cannot notice the 
difference” to “it takes a lot longer to wash” and there really is a 
range of views on aerated water. 
 

3.0) Passive Solar Energy 
 
We are a fan of Passive Solar Energy as we feel this free energy 
from the sun is very much under used (is it because there is 
nothing for anyone to sell?).  You may wish to consider for 
example replacing some of your windows with a modern timber 
double glazed window filled with argon or similar that allows 
the heat in but not out. 
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The Report now looks at areas where you can carry out improvements 
on your property and make a better property to live in be it for thermal 
efficiency reasons or good maintenance reasons.   
 
DIY/HANDYMAN TYPE WORK  

 
  -for a weekend or two! 
 

Looking around the property we noticed various items that we would 
recommend require work:- 

 
  
1.0) Gable end 
 

We noted that there was a gap 
between the wall and the roof.  
During our discussion you 
commented that we had said 
earlier that air vents are good, this 
is true but when you do not have 
the possibility of allowing rain in 
as well?! 
 

2.0) Clearing of gutters 
 

We noticed in particular the front 
gutter was full adjacent to the 
master bedroom. 
 

 
 
 
 
 
 
 

 
 

 

 

Gap between wall and roof 

Gutters full of moss at front of 
property 
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3.0) Rear Extension Roof (carbuncle) 
 

The lead work had not been 
embedded correctly, it may have 
been forgotten which may be due to 
it being an awkward job.  This needs 
a product such as Leadmate sealant 
to secure this into place and we 
would add that we could not see the 
lead wedges that you normally 
would see to hold the lead into 
place. 
 

4.0) Cold Bridging – Concrete Lintels 
 
 There are various concrete lintels 
around the property these are likely 
to cause what is known as cold 
bridging and associated 
condensation.  There is very little 
that can be done about these without 
removing them.  See our article 
regarding cold bridging attached.  
 

 

 

 

Joint not finished properly to rear 
section use Leadmate or equivalent 
 

              Concrete lintel 

Concrete lintel 
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SELLING THE HOUSE  
 
Overview 
 
We will start with a quote from the Money Saving Expert website 
which gives an example of a person who has spent some time and 
money with regard to energy efficiency and says in all three examples 
(are the estate agents trying to sell the property) no effort was made to 
promote the EPC (Energy Performance Certificate) in the example the 
buyer was not in the slightest bit interested.  It sums up by saying 
whatever you do when selling your house DON'T drone on about stuff 
the buyer is not asking to buy and equally you will probably have to 
"apologise" for the funny stuff (solar panels, heat exchangers etc) up on 
the roof which interestingly has been our experience.                    
 

1.0) Valuations Surveyors 
 
Their primary aim is to ensure that the lender is not putting themselves 
at risk this primarily relates to the value of the house as opposed to the 
value of the mortgage being lent. 
 
Statistics from the mortgage lenders advise that most people rely on a 
valuation when buying a house with a mortgage. 
 
It is important therefore to consider what the valuer will consider.  We 
would first of all add that a valuer has to look at many properties in a 
day and therefore they have limited time and very much has to focus on 
the lending criteria of the companies at that particular time which does 
vary to some extent.  In our experience they tend to relate to:-  
 
1.0)  Is the building traditionally built or non traditionally built as non 

traditional buildings, in many cases, are simply not lent upon. 
We are pleased to say your building is traditionally built as far as 
we could see. 
 

2.0) Dampness issues, as you are aware, you property has dampness 
issues which we may be able to reduce by adding a French drain.  
However ultimately the way to solve the dampness would be to 
remove the floor, add a sub-floor (known as an oversite) and a 
damp proof membrane and then add a new floor married into the 
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existing walls which would be a very costly and time consuming 
exercise.  

 
Inserted Damp Proof Course, original Damp Proof Course and 
deterioration to the walls at low level. 
 
Another area that the Valuer may note are the holes that show an 
inserted damp proof course has been added and then in turn they may 
look at the deterioration brickwork and again call for a specialist report 
from a Property Care Association (PCA) registered company formerly 
BWPDA. 

 
3.0) Dangerous materials such as asbestos 
 
4.0) Structural problems 

 
5.0) As well of course as measuring the property to find the metre 

squared rate. 
 

They then have to dictate a report, take photographs, send them to the 
office and then make the move to the next property.  As their reports 
use standardised phrases they also tend to have standardised solutions.   
 
This means for example where dampness is found they will recommend 
a specialist damp proofing company such as one that is in the Property 
Care Association (PCA) formerly the BWPDA and require retention.  
The retention is often wrongly considered to be the cost of the amount 
of work; it is in actual fact the sum of money that is meant to 
incentivise you to carry out the work (thereby meaning there is no 
liability on the part of the main company mortgage lender if the work 
costs far in excess of the amount stated in the valuation. 
 

2.0) Do energy efficiency measures improve the value of a property? 
 
We are involved in valuation exercise on a range of properties which 
have had energy efficiency measures with specific reference to a 
development in Milton Keynes.  We would comment in summary at 
best they hold their value and at worst they lose value particularly 
where cutting edge technology is used such as for example currently 
ground source or air source heating exchangers. 



XXX Wokingham, Berkshire. RG41 XXX 
 

XXXX 
Independent Chartered Surveyors 

 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 
0800 298 5424 

24 

  
 Interestingly we also have had experience of the Energy World 
development that also took place in Milton Keynes in the 1980s, where 
they looked at then futuristic ways of saving energy.  The cutting edge 
technology of that era being solar panels we found have been removed 
and traditional heating systems installed i.e. a boiler and radiator 
system although we would add that we only had a small sample to view 
on this development. 
 

3.0) Foam insulation spray to the 
underside of the roof, does it work or 
not? 

 
 We noted that the property has spray 
foam insulation to the underside of the 
roof.  We would comment that most 
surveyors are concerned about what 

affect this will have on the timbers 
with regard to any water that does get 
in or condensation.  The Building Regulations require a 50mm air gap 
to allow ventilation of the timbers to reduce any likelihood of wet rot 
and dry rot. 
 
Interestingly, valuers valuing your property, we believe they no longer 
have to carry out roof inspections although some do and carry out what 
is termed a head and shoulders inspection . 
 
 

 

Roof spray on foam 
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INSPECTION 
 
The following outlines the areas we have inspected within our report 
followed by a comment on our findings.  
 
Visual Inspection 
 
Our inspection has taken the format of a visual inspection: 
 
1.0) External of the property of the  

1.1) front 
1.2) rear 
1.3) right hand side 
 
We have had the benefit of a x 16 lens on a digital camera 

 
2.0) Internal of the property 
 

We have viewed: 
 
Ground Floor 
 
2.1) Hall 
2.2) Front reception room 
2.3) Study 
2.4) Kitchen 
2.5) Cloakroom 

 
First Floor 
 
2.6) Master bedroom and en suite 
2.7) Two front bedrooms 
2.8) Two rear bedrooms 
2.9) Bathroom 

 
3.0) Roof space, viewed  
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4.0) Surrounding areas 
5.0)  

We have walked around the garden areas and viewed the 
boundary. 

 
6.0) Owner occupier.  We have spoken with the owner but not carried 

out any formal interviewing question and answer sheets. 
 

7.0) We have utilised a resistance meter for measuring dampness 
Protimeter and Gann Meter. 
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SURVEY FINDINGS 
 

 
1.0)  From our visual external inspection we noted: 

 
1.1) Roofs – we refer you to our comments on spray foam and 

detailing of the roof which needs improvement. 
1.2) Walls – we have discussed sealed and breathable walls 

and would make the additional comment that the walls do 
undulate which is often the case where there has been 
movement in the ground or movement in the wall itself.  
You have a Flemish bond constructed wall to the older 
part of the property where the undulation occurs and 
sometimes snapped headers are used (half bricks) to 
imitate Flemish walls which means they are not as stable 
as they otherwise would be.  The only way to check this 
would be to open up the walls.     

1.3) Windows – you have a range of older double glazed 
windows which will not be as efficient as modern 
windows and some of the seals have deteriorated.  Please 
see our comments with regard to concrete lintels and cold 
bridging. 

 
2.0)  From our visual internal inspection we noted  
 

2.1) ceilings – are finished in a modern gypsum plaster, we 
believe in most cases, the older lime plaster is more 
accommodating to dampness. 

2.2) walls – comments as ceilings. 
2.3) floors – from the area drilled we suspect that you have an 

earth floor with tile on top of it and then a screed of 
concrete with an outer membrane to the older part of the 
property and probably a concrete floor with a membrane 
in the newer section.  This means that dampness can 
occur in the older section. 

 
Note; the full areas inspected are identified within the inspection 
part of the report and this should show anything in this section 
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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: 
 
There is a wide variety of things that we have covered within this 
report and we are more than happy to discuss any particular points that 
you wish to receive further detail on. 
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PHOTOGRAPHIC RECORD  
OF THE PROPERTY ON THE DAY 

OF OUR SURVEY
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Chimney Stacks 

 
Chimneys developed originally from open fires placed within buildings.  From this, 
the chimney has developed to its present day format where it is used as an aesthetic 
feature and focal point rather than purely just to heat the room.   
 
 
This property has one chimney, which is located on the right hand side 
(all directions as you face the front of the property). 
 
Chimney One 
 
This chimney is brick finished with one 
chimney pot with lead flashings. From what 
we could see the chimney looks slightly 
below average condition with regard to the 
pointing, although it has to be said it was 
difficult to see properly due to the sunlight 
on the day of the survey. 
 
Unfortunately we were unable to see the top 
of the chimney other than to say it has got a 
chimney pot the area that we could not see 
is known as the flaunchings and we 
therefore cannot comment upon this area 
but it is worth double checking this. 
 

ACTION  REQUIRED: Re-point in the 
next few years when you have your 
chimney work carried out. 

 
  
 

 

 

CHIMNEY STACKS  
 

EXTERNAL  

Chimney  

Chimney 
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Flaunchings Defined  
 

A low, wide cement mortar fillet surrounding the fl ue terminal on 
top of the chimneystack to throw off rainwater. 
 

  
 
 

Flashings Defined  
 

Flashings prevent dampness from entering the proper ty, usually at 
junctions where materials change.  Such a junction is the one 
between the chimney and the roof. 
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ROOF COVERINGS AND UNDERLAYERS  
 
The Roof Coverings and Underlayers section considers the condition of the outer 
covering of the roof.  Such coverings usually endure the extremes of climate and 
temperatures.  They are susceptible to deterioration, which ultimately leads to 
water penetration. 
 
The underlayer’s function is to minimise wind and water damage.  Dependent upon 
the age of your property this may or may not be present, please read on: 

 
 
We will consider the roofs in two areas; the high level Main roof and 
the low level roofs.  
 
Main Roof covering 
 
The roof is pitched and clad in a concrete 
tile (often known as a Roman tile). From 
what we could see the concrete tiles are 
lying level and true and look in 
reasonable condition.  Sometimes we find 
that deterioration occurs to the ridge and 
exposed areas such as the perimeter and so 
you should periodically check these areas.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Protective under layer 

 

 

General view of main roof 

Rear left hand side roof tiles not 
lapped correctly 
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 �
We could not see this due to the spray 
foam covering this area, please see our 
comments on this earlier in the report. 
 

 
 

 
 
 

 
Various Extension Roofs 
 
 
Front Felt left hand side roof 
 
 
There was no fall on this roof which is 
part of the problem with flat roofs as 
they are flat. 
 
 
 

 
 
Rear Extension/Carbuncle Roof 

 
We were pleased to see there is a fall on 
this felt roof. 
 
 
 

 
 
 
 
 

Lead Bay Window roof 
 

 

 

 

Spray foam 

Front felt roof 

Rear extension shallow pitched roof 
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There is no access to the roof structure of 
the bay roof, therefore, it is not possible to 
examine the supporting structure other 
than to inspect the underside of the ceiling 
directly beneath it which shows no visible 
signs of dampness getting through. 

 
The Box bay window would benefit from 
the addition of a gutter. 
 
 
 
 
 
 
Rear Roof Light 
 
 
The property has a purpose made roof 
light, which looked in reasonable 
condition.   We believe this is positioned 
in the bathroom but currently it is 
unventilated.  The important factor with 
roof lights is the flashing around them is 
watertight. 
 
 ACTION REQUIRED:  Add vent to bathroom 
 
 
 
 
 
 

 
 
 
 
Dormer Windows 
 

 

 

Box bay window  

Roof light to rear bathroom 
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Dormer windows are often used where rooms are formed within the roof space and have 
the advantage of allowing light into the area and also giving the head space to allow them 
to be stood next to. 
 
 

There are three dormer windows to this property, two to the front and 
one to the rear.  The front dormer window to the master bedroom 
requires work to seal it and all of the dormers would benefit from 
redecoration.  We have been unable to see the flat roof to the main 
dormer.  

 
 

 
 
 

 
 

 
 
 
 
 

 
 

 

  

  

Front left hand side dormer window Front right hand side dormer 
window 

Rear dormer window Gap between wall and soffit board 
to left hand side dormer 
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Finally, all the roofs were inspected from ground level with the aid of a 
x16 zoom lens on a digital camera.  
 
 
Unfortunately we were only able to see approximately seventy percent 
of the main roof from ground level via our ladder or via any other 
vantage point that we managed to gain.  We have made our best 
conclusions based upon what we could see, however a closer inspection 
may reveal other defects.   

 
For further comments with regard to ventilation please see the Roof 
Structure and Loft Section. 
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The roof structure or framework must be built in a manner which is able to give 
adequate strength to carry its own weight together with that of the roof covering 
discussed in the previous section and any superimposed loads such as snow, wind, 
foot traffic etc. 

 
We will consider the roof in two areas; the main roof and the extension 
roof.  
 
Loft Access 
 
The original loft hatch is located on the landing and there is no 
permanent fixed loft ladder but there are some secured floorboards and 
an electric light. We recommend that a loft ladder is added, as it will 
make the loft spaces safer and easier to use. The lofts have been 
viewed by torch light, which has limited our viewing slightly.  

 
Roof structure 
 �
We were unable to view the roof 
structure properly but we believe it has a 
cut timber roof. This is a roof that is 
purpose made and hand built on site.  
Without the original design details we 
cannot categorically confirm that there 
are no defects; however it is in line with 
what we typically see. 
 
We could see some dampness coming in 
around the main chimney, please see our 
comments about re-pointing and checking 
the flashings in this area. 
 
We were pleased to see that the roof area 
is vented, please see our general 
comments in the Executive Summary.  Unfortunately  
We would not recommend this type of insulation although we have not 

 

ROOF STRUCTURE AND LOFT  
 

(ALSO KNOWN AS ROOF SPACE OR ATTIC SPACE) 

Dampness to timber around the 
chimney 
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physically seen any problems with it but have only read about them in 
text books.  We understand the problems with having a lack of air void 
to help dry out the timbers. 

 
 

Roof Timbers  
 

We have inspected the roof structure for: 
  
·  Serious active woodworm 

 
·  Structurally significant defects to the 

timbers 
 

·  Structurally significant dry rot 
 

·  Structurally significant wet rot 
  
Our examination was limited by the general configuration of the roof, 
the insulation .  What we could see was generally found to be in 
average condition.  Our concern would be that there is the possibility of 
future condensation and dampness to the original roof structure as it is 
not vented where the spray insulation is literally stuck to the sarking 
under felt and joists. It is, however, feasible that there are problems in 
the roof that are hidden.   
  

ACTION REQUIRED :  If you were purchasing the house we 
would normally recommend that you do not purchase this 
property!  As you own the property we recommend that you live 
with the insulation and see what happens in the future with 
regard to this area.  We would be have interested to hear 
feedback on this matter.  
 
The only way to be 100 per cent certain of the roof condition is 
to have the roofs cleared and checked.   
 
 
 

 
Inside the roof  
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The function of the gutters and downpipes is to carry rainwater from the roof to the 
ground keeping the main structure as dry as possible. 
 
Defective gutters and downpipes are a common cause of dampness that can, in 
turn, lead to the development of rot in timbers.  Regular inspection and adequate 
maintenance are therefore essential if serious problems are to be avoided. 

 
Gutters and Downpipes 
 
The property’s gutters and downpipes are 
fairly typical of what we see; they are in 
average condition.  
 

 
 

ACTION REQUIRED: Clear 
guttering and downpipes. We 
would always recommend that the 
gutters and downpipes are cleaned 
out, the joints are checked and the 
alignment checked to ensure that 
the gutters fall towards the 
downpipes. 

 
 

Finally, gutters and downpipes and soil and vent pipes have been 
inspected from ground level.   As it was not raining at the time of the 
inspection it is not possible to confirm 100 per cent that the rainwater 
installation is free from blockage, leakage etc. or that it is capable of 
coping with long periods of heavy rainfall.  Our comments have 
therefore been based on our best assumptions. 

 
 
 
 

 

Gutters to the front full of moss in 
need of clearing 

GUTTERS AND DOWNPIPES 
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External walls need to perform a variety of functions.  These include supporting 
upper floors and the roof structure, resisting dampness, providing adequate 
thermal and sound insulation, offering resistance to fire and being aesthetically 
presentable. 

 
 

Brickwork  
 
We will consider the walls in two main areas;  
 
Main Walls 
 
The main original structure  is Flemish Bond brickwork. 
 
The term "Flemish Bond" relates 
to the way the bricks are bonded 
together and have a pattern 
visible from the outside of the 
property that shows the end of 
the brick (header), then the side 
of the brick (stretcher), then the 
end of the brick, then the side of 
the brick, and this pattern repeats 
course after course, i.e. header-

stretcher, header-stretcher. 
 
The solid external walls may be liable to 
penetrating dampness internally, dependent 
upon their condition and their exposure to the 
weather. External faces should be kept in 
good condition. 
 

Before the 19th Century, the practice of 
building timbers into external walls was 
almost universal.  These were known as bonding timbers.  They are of 

 

WALLS  

Flemish bond brickwork to the rear 



XXX Wokingham, Berkshire. RG41 XXX 
 

XXXX 
Independent Chartered Surveyors 

 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 
0800 298 5424 

41 

Stretcher Bond Brickwork 

course prone to rot as solid walls allow dampness through.  
Unfortunately, without opening up the structure, we are unable to 
confirm if this is the case. 
 
Generally Flemish Bond brickwork is liable to penetrating dampness 
internally, dependent upon the condition of the brickwork and the 
exposure to the weather. It is essential that external faces be kept in 
good condition. 
 �
The extensions particularly to the left hand 
side have been in Stretcher bond 
brickwork. 
 
The term "Stretcher Bond" means that 
from the outside of the property you can 
see a row of the sides of the bricks (known 
as "stretchers") followed by a course above 
of the same stretch of bricks set off so the 
joint is centrally above the "stretcher". 
 
We generally found the brickwork and 
pointing in average condition. 
 
 
However you have Stretcher bond 
brickwork from before and after 1970, 
which can be quiet different, the early 
Stretcher can have problems with wall ties 
failure and generally is not insulated. 

 
 

Cracking 
 

Some cracks are visible to the walls. 
 
 
 
 

 
 

 
 

 

 
Cracks through brick wall to the 

front 
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Cross wall construction 
 
 

There is a small cross wall construction that 
forms the extension/carbuncle to the rear of 
the property.  This means that the side walls 
take the weight with the front and rear walls 
are non-supporting.  The rear wall in this 
case has cladding. 

 
 

 
 

 
Wall tie failure  

 
Typically with wall tie failure we see 
horizontal cracking, this is not present at the 
moment but it is a progressive condition. 
 
 
 
 
Are the walls insulated? 
 
We have not seen the insulation to the cavity walls but we assume from 
our discussions with  yourselves that insulation is present. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Cross wall construction 
extension/carbuncle 
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Cold Bridging 
 
With this age of property it can suffer 
from cold bridging particularly to 
lintels above doors (here we are 
referring to the older part of the 
property).  You need to be aware of the 
issue but would call it a characteristic 
of this age of property as it is very 
difficult to do anything about it.   
 
Please refer to our article in the 
Appendices on Cold Bridging. 
 
Finally, the external walls have been inspected visually from ground 
level and/or randomly via a ladder.  Where the window and door lintels 
are concealed by brickwork / plasterwork we cannot comment on their 
construction or condition.  In buildings of this age concrete lintels or 
metal lintels are common, which can be susceptible to deterioration that 
is unseen, particularly if in contact with dampness. 
 
Our comments have been based upon how the brickwork / plaster has 
been finished.  We have made various assumptions based upon what 
we could see and how we think the brickwork / plaster would be if it 
were opened up for this age, style and type of construction.  We are 
however aware that all is not always at it seems in the building industry 
and often short cuts are taken.  Without opening up the structure we 
have no way of establishing this. 

 

Concrete lintel 
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The foundations function is, if suitably designed and constructed, to transfer the 
weight of the property through the soil.  As a general comment, many properties 
prior to the 19th Century have little or no foundations, as we think of them today, 
and typically a two-storey property would have one metre deep foundations. 
 
Foundations 
 
In a property such as this it is likely to have a mixture of foundations, 
due to the property being extended over the years.  We would expect 
this to include shallow foundations to the original part of the property 
and with a deeper concrete foundation to newer extension area.  

 
Building Insurance Policy 
 
You should ensure that the Building Insurance Policy contains 
adequate provision against any possibility of damage arising through 
subsidence, landslip, heave etc. 
 
 
 
Finally, we have not excavated the foundations but we have drawn 
conclusions from our inspection and our general knowledge of this 
type, age and style of property.   
 
As no excavation has been carried out we cannot be 100 percent certain 
as to how the foundation has been constructed and we can only offer 
our best assumptions and an educated guess, which we have duly done.    
 
 
 
 
 

 
 

FOUNDATIONS  
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The Building Act of 1878 required a damp proof course to be added to all newly 
built properties within the London area.  It also required various other basic 
standards.   These requirements were gradually taken up (or should that be 
grudgingly taken up) throughout London and then the country as a whole, although 
this took many years for it to become standard practice. 

 
 

All modern properties should incorporate a 
damp proof course (DPC) and good 
building practice dictates that a differential 
of 150mm (6 inches) should be maintained 
between the damp proof course and ground 
levels.  In this case there is unsightly 
marking below the damp proof course 
level.  The damp proof course is visible in 
some areas and we could also see there is 
an inserted damp proof course has been 
added at a later date.  Probably the best way 
forward is for you to read the book “The 
Rising Damp Myth” by Jeff Howell which 
explains how these properties need to breathe 
rather than having damp proof courses being 
added. To some extent the breathing is 
carrying on below the damp proof course 
which is the unsightly bricks we can see as 
far as we understand. 
 

ACTION REQUIRED:  Please see 
our comments in the Executive 
Summary. We are more than happy to 
discuss this further if you so wish (as indeed we are with any 
point within this report) 

  
Your attention is drawn to the section of the report specifically dealing 
with dampness. 

 
 

 

 

DAMP PROOF COURSE 
 

Inserted chemical damp proof 
course above original damp proof 

course 

Inserted damp proof course below 



XXX Wokingham, Berkshire. RG41 XXX 
 

XXXX 
Independent Chartered Surveyors 

 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 
0800 298 5424 

46 

Finally, sometimes it is difficult for us to identify if there is a damp 
proof course in a property.  We have made 
our best assumptions based upon our 
general knowledge of the age, type and style 
of this property. 
 

  
 
 
 

 
 
 

With regard to the unsightly markings are 
thoughts on this and explanation would be 
that the dampness from the floor slab is 
dissipating, you should aid this process by 
adding a French drain around the property. 
 
Please see our article in the Appendices at 
the end of this Report on French Drains. 

 
 
 
 
 
 
 
 

 
 
 

 

  

Interestingly we could see concrete 
below the damp proof course level 

in this instance 

Unsightly markings Close up of unsightly markings 
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DAMPNESS 
 

 
In this section we look at any problems that are being caused by 
dampness. It is therefore essential to diagnose the source of the 
dampness and to treat the actual cause and not the effect of the 
dampness.   
 

 
Rising Damp 
 
Rising damp depends upon various 
components including the porosity of the 
structure, the supply of water and the 
rate of evaporation of the material, 
amongst other things.  Rising damp can 
come from the ground, drawn by 
capillary action, to varying degrees of 
intensity and height into the materials 
above.   
 
 
 
A random visual inspection and tests with 
a moisture meter have been taken to the 
perimeter walls.  We did find Rising 
Damp in the property but we feel that this 
is being drawn up through the internal 
walls via the floor slabs and could be due 
to the flooring (likely to be a clay tile and 
concrete covering) having no damp proof 
course membrane and drawing the water 
up by capillary action.   
 
There is no simple solution to this but 
there are expensive solutions. 
 

 

Testing for Rising Damp 
Ground floor cloakroom 

INTERNAL  
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Lateral or Penetrating Dampness 
 

This is where water ingress occurs through 
the walls.  This can be for various reasons 
such as poor pointing or wall materials or 
inadequate gutters and downpipes, such as 
poorly jointed gutters. 
 
A visual inspection was carried. No 
significant penetrating/lateral dampness 
was seen. Tests were taken but there 
were no signs of lateral dampness, it 
should be noted that in the newer part 
of the property where it was dry lined we were unable to take tests with 
our electronic damp meter. 
 

 
Condensation 
 
This is where the humidity held within the air meets a cold surface causing 
condensation. 
 
We can see no obvious signs of condensation, however we feel that 
given the age of construction condensation could occur dependent upon 
how you utilise the building.  If you do your washing and then dry it in 
a room without opening a window you will, of course, get 
condensation.  Common sense is needed and a balance between heating 
and ventilation of properties.  Normally opening windows first thing in 
the morning resolves most condensation issues.  

 
Finally, effective testing was prevented in areas concealed by heavy 
furniture, fixtures such as kitchen fittings with backboards, wall tiles 

 

Rising damp to kitchen and also to 
wall behind it, was the smell of 
gunk due to resin coming from 
timber that has not been knot 
primed and stocked properly? 
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and wall panelling. We have not carried out tests to BRE Digest 245, 
but only carried out a visual inspection.   

 
SERVICES 

 
 
We have not carried out specific services tests. An area where 
dampness could be getting in would be the drains if they are leaking, it 
may be worth having a close circuit TV report of the drains. 
 
  

 

LEGAL ADVICE  
 
We would normally advise to seek legal advice on various matters.  If 
you do require further advice on this please contact us immediately and 
we will be delighted to help. 
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It is our policy not to offer a conclusion to ensure that the Building 
Survey is read in full and the comments are taken in context. 
 
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 XXXX 
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ACCOMMODATION AND FACILITIES  
 
 
Ground Floor 
 

The ground floor accommodation consists of: 
 

·  Entrance hallway 
 

·  Lounge 
 

·  Study (right hand side) 
 

·  Kitchen 
 

·  WC in the rear extension 
 

 
First Floor  

 
The first floor accommodation consists of: 

 
·  Master bedroom with en suite shower room 

 
·  Bathroom 

 
·  Two front bedrooms 

 
·  Two rear bedrooms 

 
 
 Outside Areas 

 
There is a garage to the left hand side and garden 
surrounding the property. 

 

 

 

 

 

 

 

Lounge 

Study 

Area adjacent to entrance hall 

Kitchen 

Bathroom 

Front Middle Bedroom 

Rear middle Bedroom 
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Discussion on Money Saving Expert website 
 
Happy to oblige (with PV calculation) although we would call our entries 
'fair' not rosy (we do not work in the solar industry, so we have nothing to 
gain).  
 
Using £400 grant, 10p a unit (for all the calculations), but all the other 
original figures you would get: 
 
PV Payback 
 
Initial Cost:  £7950 
Grant:  £400 
Units generated in one year: 1186 
Feed-in-tariff:  £432.89 
Amount saved off bill (assuming each unit is 10p): £118.60 
Annual saving: £551.49 
Payback assuming everything stays the same: 13.7 years 
 
(Although we think 10p a unit on a long term basis is very, very low). 
 
We are sorry but this is where your calculations are absolutely wrong. 
 
As we said above you simply cannot ignore the cost of borrowing the £7,550 
or the loss of interest on that £7,550. 
 
It is like saying I have a £100,000 mortgage at 6% interest and if I pay £5,000 
per year it will be paid off in 20 years. 
 
As we said earlier £7,550 invested at 5% will realise £377.50 (which will be 
compounded) with every likelihood of rates increasing.   It will cost you 
much more than that to borrow £7,550. You have to deduct those costs from 
your savings 
 
So even assuming that your feed in tariff remains that high (doubtful) you are 
talking of a payback period of some 50 years, which makes the reports you 
have seen in the press about correct.  
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System Guarantee 
 
The other issue is the system guarantee. Only 2 years is much different to 25 
years. It is inevitable that with cables, connectors and electronics that there 
will be failures and considerable costs to remedy.  If it were not expected to 
have failures why on a 2 year guarantee? 
 
If it is like much of the 'small print' on solar we have seen they require an 
annual inspection. 
 
We might have to agree to disagree! 
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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 
we have focused on the areas you have outlined relating to dampness and the 
selling process. 
 
2.    The Inspection 
 
a) 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. 

 
b) Floors 

 
We have not opened up the floor structure.  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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c) Roofs 
 

The Surveyor has inspected the roofs in this instance.   
 
d)     Boundaries, Grounds and Outbuildings 

  
The inspection will not include boundaries, grounds and outbuildings 
unless specifically stated (none stated). 
 

e) Services 
 
No services inspected.   
 

f) 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. 
 

g) 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.   
 

h) 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 
 
a) Unless otherwise expressly stated in the Report, the Surveyor will 

assume that no deleterious or hazardous materials or techniques have 
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 
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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 
 
a) 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. 

 
b) 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.  

 
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. 
 

c) 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. 

 
6. Fees and Expenses 
 

The Client will pay the Surveyor the agreed fee for the Report and any 
expressly agreed disbursements in addition. 
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7. Restrictions on Disclosures 
 
a) 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. 

 
b) Should any disputes arise they will be dealt with and settled under 

English law; 
 
c) 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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Condensation and Cold Bridging – What 
is Cold Bridging? 

 
 

What is cold bridging and does it always cause condensation?                                          
 

We often find cold bridging on certain types of property which 
unfortunately means that condensation is more likely.  Cold bridging is 
caused by a colder element in the structure allowing coldness to pass 
through the structure much quicker when warm moist air is present in the 
property, often caused by things like having a shower or a bath, cooking 
or washing, particularly if you are drying washing on the radiators. This 
is also caused by the general climate which results in condensation on  
the element.  
 

 
Certain types of buildings are more susceptible to condensation 
and cold bridging 
 
You often see condensation in properties, for example on a mirror in a 
bathroom when you have had a shower or a bath.  Cold bridging is far worse 
than condensation as it is caused by an element in the structure which you can 
do very little to change without great expense. 
 
Typically this will be a lintel.  Problems can occur with concrete lintels that 
were commonly used in the 1970’s, and also in more modern, better insulated 
properties, cold bridging has been known to occur on metal lintels.  The 
problem is what to do about it.  
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When is Cold Bridging Most Likely?    
 

In our 
experience 
cold 

bridging is most likely on 
properties built in the 1930’s to 1980’s, most commonly 
in the 1970’s.  This is the era when we were just 
starting to think about insulation and we added 
insulation into our structures for example with cavity 
wall insulation or double glazed windows.  This meant 
they were warmer which in effect has meant the 
significance of a lintel over a door or window being 
colder and allowing the transfer of coldness becomes 
much more important.  This results in condensation that 
we commonly see above windows in this age and era of property.             

 
 
 
 
              

So what can you do about Cold Bridging? 
 
The difficulty is resolving cold bridging.  Normally where condensation 
is involved if you get the balance of warm and coolness of the air, the air 

   

Typical 1970’s house 

 

Typical 1970’s houses 
 

A close up view of the concrete 
lintel 

 

Example of a concrete lintel – can 
you notice where the cold bridging 

would be in this photo? 
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ventilation and movement you can reduce considerably the chances of 
condensation.  Airing the room which seems to have gone out of fashion 
where you literally open the windows in the morning to air the room is a big 
step forward.                     
 
 
Where do we most commonly see cold bridging? 
 
We would answer this in two ways. Firstly, we see as mentioned cold 
bridging is common in 1970’s houses.  It’s also more common to various 
other factors. 
 
 The main other factor is large families or families with young children where 
there is a lot of washing going on and often during the winter months this 
washing is then dried on radiators.  This is generally known as the lifestyle of 
the occupants. 
 
 
Expert witness cases 
 
We have seen some terrible examples of this.  We have been involved in 
several court cases as expert witnesses where landlords are being taken to 
court over the condensation being caused by cold bridging.  The discussions 
that then take place in court with us as expert witnesses are, is it a design 
characteristic or is it a lifestyle characteristic that is causing problems. 
 
 
 
 
 
 
 
 

Is Cold Bridging a design problem? 
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We have been involved in many reports on 
condensation and cold bridging and some legal 
cases where we have been asked to act as expert 
witness.  Really it’s down to the design of the 
property.  There are cold elements in it such as a 
concrete frame or concrete lintels.  You have a 
disadvantage although, not impossible to stop the 
condensation it’s very hard. It could also be 
argued that where cold bridging is occurring in a 
modern property you are getting interstitial 
condensation which is condensation within the 
structure which you literally can’t see.  
 
 

 
 
 
 

 
Do lifestyle issues cause condensation? 
 
By lifestyle issues we mean the way the building is being used.  We have 
come across quite a few instances where it is how the property is being 
used that’s causing the problems. This may be due to showers being 
taken without extractor fans being put on or it may be due to clothes 
being dried internally, particularly during the winter months.  It could 
be steamy kitchens.  Some things can be helped by airing the home by 
opening the windows and in bathrooms and kitchens you can have extractor 
fans that are controlled by humidity controls on the fans.  So it really is an 
individual answer in most cases to the problems with the property. 

 

  
Dampness and condensation around 

the concrete window lintel 
 

Concrete lintel visible externally 
but they are not always visible 

1960’s concrete frame 
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Condensation and Damp Walls 
  

  

Why are my walls damp? 

Damp walls occur for many reasons. They can be very inconvenient, not only 
damaging the wall paper or the paint finish, also mould can occur on clothing 
and can also be bad for your health. We have seen dampness at high level, it 
can be leaking roofs, gutters or hopper heads. These tend to occur around the 
top of the wall and the ceiling. At mid-level to the property it could be the 
central wall, this is often caused by leaking downpipes or defective pointing, 
or poorly fitted windows or a missing damp proof course to the windows, and 
at ground level rising damp tends to get blamed for all problems, but as you 
will see from reading this article and contacting us on our free phone number, 
0800 298 5424, dampness at ground level can be for many reasons, 
everything from drains and gutters and gullies blocking, to downpipes 
discharging against the wall, or a high water table level. Whatever the reason, 
it can cause a situation that is very unpleasant to live in. 

  

Dampness put simply 

To establish exactly why a wall is damp you do need to 
consider many possibilities. Some of these you can effect 
by altering how you use the property and some of them 
you cannot. So, it makes sense to look at the damp 
problems that you can resolve. 

  

Dampness that you can help to solve 

Probably the most common cause of dampness is condensation and this can 
be resolved or reduced considerably by changing the way that you use the 
property. 

  

Identifying condensation 

Tell tale signs of condensation are mould on the walls and furniture and on 
clothes and literally windows that are dripping wet. Condensation is where 
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the moisture content of the air meets a cold surface, such as a window, and 
then the dampness occurs. This is very easy to see if it is on a window where 
it causes a misting effect, but it can be virtually detectable at first if it is onto 
a papered wall and often the first signs are when the mould occurs. It tends to 
occur more within the corners of the property in areas that are colder. 

  

So what can I do about condensation? 

To reduce condensation you need to increase the flow of air in the property. 
This can be as simple as opening the windows or using the trickle vents that 
are on the windows (small vents that open, often set at the top of windows) or 
using any vents that are set in the walls. 

Condensation has become more common as we have 
made our houses more airtight. This was never a 
problem in years gone by, when we had rattley old 
sliding sash windows and wooden casement 
windows that didn't fit properly and also there was 
less things causing condensation. Today we have 
many items such as showers, washing machines, 

kettles, steam cooking, etc, to add to the moisture content of the air. 

  

It really can be as simple as opening the windows 
to bring in some fresh air that has less moisture 
content. We do appreciate that this is easier said 
than done during the winter months when it is 
freezing cold outside and the last thing you want 
to do, having warmed up a room, is to allow cold 
air into it. In such a case as this, if you haven't 
got trickle vents on the windows or a vent into 
the house, then you need to add them. If the 
problem is in an area such as the kitchen or the bathroom then you need to 
add extractor fans. Remember the key to using condensation is to have air that 
doesn't have much moisture in it. 

An example of condensation that we are coming across more and more is 
where an extractor fan is installed to the bathroom to take away the excess 
moisture, but unfortunately where ceiling extractor fans are fitted and these 
are very popular where a light is fitted, and if they are fitted directly over the 
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shower it makes sense to have one fitted, then the extract flue is left to 
discharge into the roof space or attic, rather than taking it to a vent to outside 
air. 

The reason this is the case is because it is much harder to get it vented to 
outside air. We have been into a roof where literally it was like a rain forest. 
You could tap the underside of the felt in the roof and get covered with water. 
Fortunately, we only see this once every five to ten years but we can only 
imagine it is going to become more common with the general increase in 
thermal efficiency of houses. Whilst we feel thought has been has been given 
to the air change in properties there is a big human factor in having to use the 
extract fans in the bathroom and kitchen and having to maintain them once 
they are broken. 
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French Drains 

  

  

Using a French Drain to resolve a Damp Problem 

We are finding where we are asked to look at damp problems in general (i.e. 
damp walls and floors) that commonly it is due to the external ground level 
being higher than the internal ground level. It could also be that air bricks 
have been blocked, or simply paving slabs, decking or briquettes have been 
used to form a patio area which 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 (although there is a little bit more to them as we will explain), 
they are almost a DIY job for most people and they are relatively easy to 
install and are for the most part low cost. You do however need some care 
and attention when installing them. You could install what we have heard 
referred to as the “French pond”. 

  

What use is a French Drain? 

  

A French drain is a trench of approximately 6” 
or 150mm wide (or the width of your spade), 
approximately twice the depth (i.e. 12” or 
300mm). In most cases this will suffice 
however where there is a large amount of 
ground water, you may wish to make the trench 
wider and deeper. A French drain acts as an 
area where water soaks away quickly. We often 
recommend them close to the building and not 
next to the building as this helps to reduce the 
ground level and it will take any water that is 
directed at that area away (for example as 
mentioned where a patio has been placed which 
aims any rainwater to part of the wall). As mentioned, whilst a French drain is 
a DIY job it does need some understand of how it works. 
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French Drains must be on a slope 

The pipe that is 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 which 
should be set onto a bed of firm ground and the pipes should be on a fall to 
the drain. Whilst you should be able to ensure that there is enough fall by site, 
we always like the idea of rolling a marble from one end to the other! You 
will then need to place the pipes down and fill the trench with 0.5” (7.5mm) 
to 1” (15mm) sized gravel. You can leave it at that, or in addition you can 
cover this with sand and then turf over it. This is how a basic French drain is 
carried out. 

  

The French Drain System which we would recommend 

The French drain system which we would recommend would be as described 
although we would add to the base an inch or two of gravel onto which the 
perforated drainage pipe would rest (the drainage pipe should be 4” (100mm) 
to 6” (150mm). We would then wrap around that drainage pipe a filter fabric. 
This is to stop the holes in the perforated pipe from blocking up! We would 
then add gravel around this and further fill with gravel. In addition to this, we 
would add a silt trap. This is added in the run of the pipe and is very similar 
to a road gully (not that this is 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 drain water passes into this. Any particles sink to the bottom of the 
box and then the water travels on to the other side of the box, enabling it to 
feed into a drain. These are usually made of glass reinforced polyester (it 
being available in this form since the mid 1980's) and then normally 
reinforced with a steel frame for additional strength and bedded in concrete. 

  

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 Dyno Rod equivalent and it is normally fine sand 
organic matter or clay which clogs up the French drain. In this case it will 
have to be dug up and the pipe work will require cleaning (or it may be 
quicker to just replace it) adding a filter fabric and refilling the gravel. 

 
We hope you found the articles of use and if you have any experiences that 
you feel should be added to these articles that would benefit others, or you 
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feel that some of the information that we have put is wrong then please do not 
hesitate to contact us (we are only human). 
  
The contents of the web site are for general information only and are not 
intended to be relied upon for specific or general decisions. Appropriate 
independent professional advice should be paid for before making such a 
decision. 
  
All rights are reserved the contents of the web site is not to be reproduced or 
transmitted in any form in whole or part without the express written 
permission of www.1stAssociated.co.uk.  
 
 

 
 
 
 
 
 


