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INTRODUCTION AND INSTRUCTION 

 

We have been instructed by Mr D to prepare a defects report relating to 

dampness.  We have carried out a visual inspection of the property. 

 

The weather was overcast 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.  

 

The work has been carried out as per our standard Terms and Conditions of 

Contract which have been emailed to you as part of the confirmation of our 

instructions.  If you would like further clarification please do not hesitate to 

contact us. 

 

SYNOPSIS 
 

Mr and Mrs D and their two children have occupied the property and have 

noted dampness in the property which they feel appears to be getting worse.   

 

They have instructed us to investigate as independent surveyors and prepare a 

report to aid the resolution of these problems.    We have duly considered the 

problem in the following areas: 

 

1. General dampness 

2. Humidity generated areas not appropriately ventilated 

3. The heating system and associated heating costs 

4. Appropriateness of a timber frame structure 

5. Interstitial condensation 

6. Affect on the value of the property 

7. Building in use information 

 

We do not consider this is an exhaustive list but is a starting point for further 

investigation.  We have carried out a one-off inspection. 
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EXECUTIVE SUMMARY 
 

Executive summaries are not ideal as they try and encapsulate relatively 

complex combination of issues to be considered in a few precise and succinct 

words.  Having said that here is our executive summary and recommendations:  

 

Problem 
 
We believe there to be a combination of issues that are causing problems in 

this property. These range from:  

 

1.0  Suitability of property in use 
 

1.1 Further investigation is needed with regard to the suitability of these 

properties in use.  Dampness appears to be unavoidable living in the 

properties.  For example would the buildings meet the Decent Homes 

Act? 

 

2.0 Are the buildings built as designed?   
 We would draw your attention to: 

 

2.1 Are the buildings built at the right level 

for the associated ground? 

 

2.2 The internal and external ground 

 levels are similar, meaning there is a 

low threshold bar to the front door. 

 

2.3 The damp proof course not being 

150mm above ground level. 

 

2.4 The airbricks acting as gutters 

 

2.5 The French drains not functioning 

 

 

 

French gulley not functioning 

The green line represents damp proof 

course and the air brick is acting as gutter 

at ground level/below ground level 
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3.0 Drains to the area 
 

3.1  Is the area being drained correctly? 

 
3.2 We feel the drains to the housing estate 

  may be contributing to the dampness in 

  the property as the drainage that has  

  been put in doesn’t seem to be   

  effective.   

 

 

3.3  There is a slope towards the subject 

property and whilst there are running 

drains in place they do not seem to be 

effective due to them being broken. We 

also noted dampness to the base of the 

wall.  

 

Note in the adjacent photo: top photo – 

the broken land drainage and bottom – 

dampness to base of the garden wall. 

 

3.4  This area, we believe, is outside our 

client’s control, yet may be impacting 

the condition of this property. 

 

 

4.0   Dampness Around the Home 

 

4.1  Opening up of French Drains 

 

4.2 The French drains have been dug up to 

the front and rear of the property. They 

appear to be superficial to the rear of the 

property and to the front they were not 

correctly constructed. 

 

4.3 Given the lower level of the damp proof 

course we were expecting to find 

working French drains. 

 

 

 

 

Broken running drain to the rear 

of the property 

Dampness to the base of the wall 
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Further Investigation Required  
 

There are several areas that we would specifically make comment on however 

we would also note, as this is a one off inspection, further investigation is 

required.   

 

5.0 Dampness 
 

5.1  There is dampness evident in several areas of this property.  We feel 

further investigation is required.  We noted that condensation was 

occurring on the cold water supply pipe which seems likely to then 

cause the dampness found in the floors.   

 

ACTION REQUIRED:  If the area is normal room temperature 

we do not see any way of avoiding this condensation. Please 

comment. 

 

 

 

 

  

 

  

Thermal imaging photo showing cold 

areas underneath the kitchen units 

Dampness under kitchen unit Dampness under floor covering 

Opened up French drain with 

exposed pipe 

Superficial French drain 
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6.0 Ground Level 
 

6.1  A high level of coldness/dampness is occurring to the perimeter of the 

property, where there is little difference between the outside and inside 

levels. 

 

 ACTION REQUIRED:  Can you comment further on the 

coldness to the perimeter of the building and the lack of 

difference between the inside and outside levels? 

 

 

 

 

 

 

 

 

 

 

 

 

Cold areas identified underneath pipework 

where the floor meets the wall 

Pipework at the base of the wall  

and floor junction 
Ground levels have very little 

difference from outside to inside 

Cold pipes under kitchen sink 

Cold pipes under sink 
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7.0 Humidity generating areas not appropriately ventilated? 
 

7.1  We have run the shower for fifteen 

minutes and found that condensation 

occurs within the bathroom (as 

recommended the bathroom door and 

the windows were left shut).  

Condensation was visible to: 

 

7.1.1 The tiled surface 

7.1.2 The window  

7.1.3  The door 

7.1.4 The mirror 

7.1.5 Plasterboard was damp to touch 

 

 

ACTION REQUIRED:  

Investigate the lack of suitable 

ventilation within the humidity 

generating areas, i.e. the bathroom 

and the kitchen.   We would also 

highlight our concern that the 

ventilation level is not sufficient 

to stop long term defects 

occurring in the materials, such 

as mould growth, which are 

unhygienic for the occupants. 

 

 

8.0   Heating system and heating cost  
 

8.1  An NIBE heat recovery system has been 

used.  We have spoken with the occupier 

who advises that the bills were more 

expensive than expected.  We have been 

made aware that there are other cases 

where bills have been considered high. 

 

  

 

 

 

 

 

NIBE heating system 

Condensation to mirror 

Condensation to window 
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ACTION REQURIED:  Can you advise what you would expect 

typical costs to be? Within these costs can you offer what these 

costs should be within this type of construction of building for a 

typical two adult, two children family. Can you also identify the 

cost and level of servicing that you would recommend to achieve 

these costs. 

 

8.2  We would like to see specific information relating to the long term use 

of such systems within an English weather environment and specifically 

what in use testing has been researched in these systems over the 

anticipated life period of these properties. 

 

9.0   Timber Frame Structure 
 

9.1 The property has been built using a timber frame system/structure. We 

would question the use of this system where an amount of condensation 

and dampness is likely to occur. 

 

 ACTION REQUIRED: We would ask to see research that has 

been carried out where this type of heat recovery system has been 

used in a timber frame building in the UK climate. 

  

 We would also ask details as to where the timber floor plate is in 

relation to the ground level and how this is protected from 

deterioration. 

 

10.0 Interstitial Condensation 

 
10.1  We are concerned that whilst we can see condensation on the surface in 

the property there may be interstitial condensation occurring. 

 

  ACTION REQUIRED:   We would like information relating to 

any interstitial condensation calculations. 
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11.0 Land Drainage 
 

11.1  There are French drains around part of 

the property, that from our investigations 

have not been constructed correctly.  

There are land drains damaged that do 

not appear to be functioning correctly 

and taking water away from the area. 

 Please see the Appendices of this report. 

 

11.2  On a broader development view we 

would also ask what land drains have 

been put in to ensure the rainwater and 

surface water has a path away from the property. 

 

 ACTION REQUIRED:  There are two areas of concern: 

 

1. Area drainage 

2. Drainage around the building  

 

We would refer you to our comments in the Executive Summary. 

 

 

  

 

 

  

   

Digging up French drain to front 

left hand side 

The pipe that shouldn’t be there Rear where need French gully 
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12.0  Affect on the market value of the property  

 

12.1  We are concerned that the value of this property on the market will be 

affected by the above issues and possibly other issues that are yet to 

come to light.  

 

12.2  In our experience of valuing non-traditional properties the market can 

seek discounts. 

 

13.0  Building in Use Information - Overview 
 

13.1  We would be very interested to see any in use information you have in 

relation to this system of building, specifically over the building’s 

lifecycle.  

 

 ACTION REQURED:  Information to be provided on the 

overview of how this type of property works in the long term in 

this environment.   
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INSPECTION 
 

Our inspection has been specifically related to the dampness issues detailed 

below: 

 

Visual Inspection 

 
We have inspected and viewed the following areas: 

 

1.0  External of the property of the  

 

1.1 front 

1.2 left hand gable 

1.3 rear 

 

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 cloakroom 

2.2 kitchen 

2.3 utility area (walk through to cloakroom) 

2.4 stairway area 

2.5 lounge 

 

First Floor 

 

2.6 three bedrooms 

2.7 bathroom 

 

3.0  Roof space 

 

4.0  Surrounding areas 

 

4.1 front area – levelled land we assume awaiting development 

4.2 rear area - parking, housing and flats 

4.3 overview of area 
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5.0  We have had the benefit of talking to the owner 

  

6.0  We have had the benefit of a brief discussion with a neighbour.  Further 

 discussions need to take place. 

 

7.0  We have utilised a resistance meter for measuring dampness known as a 

 Gann Meter and a Protimeter. 

 

8.0 We have used a thermal imaging camera; however the property hasn’t 

 been pre-prepared for its results to be accurate. 
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SURVEY FINDINGS 
 

 

1.0  From our visual external inspection we noted: 

 

1.1  Front 

1.1.1 Roofs: pitched and clad with a concrete tile, no visible 

signs of venting were noted although we did note a 

breathable felt internally 

1.1.2 Walls:  Stretcher bond brickwork externally with a timber 

frame structure visible internally.  The damp proof course 

is not at the correct level. 

1.1.3 Windows and doors:  Plastic double glazed 

 

1.2  Left hand gable 

1.2.1 Roofs: pitched and clad with a concrete tile, no visible 

signs of venting were noted although we did note a 

breathable felt internally 

1.2.2 Walls:  Stretcher bond brickwork externally with a timber 

frame structure visible internally.  The damp proof course 

is not at the correct level. 

1.2.3 Windows and doors:  Plastic double glazed 

 

1.3 Rear  

1.3.1 Roofs: pitched and clad with a concrete tile, no visible 

 signs  of venting were noted although we did note a 

 breathable  felt internally 

1.3.2 Walls:  Stretcher bond brickwork externally with a timber 

frame structure visible internally.  The damp proof course 

is not at the correct level.  Airbricks are acting as gulleys. 

1.3.3 Windows and doors:  Plastic double glazed 

 

 

2.0  From our visual internal inspection we noted  

 

2.1 Ground floor 

 

 Generally: 

2.1.1 Ceilings: plasterboard 

2.1.2  Walls: Plasterboard, dry-lined 

2.1.3  Floor: beam and block suspended concrete floor 
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2.2 Kitchen 

 

2.2.1 Damp readings were obtained in the kitchen concrete floor  

 once the final floor covering was lifted. 

 2.2.2 Condensation to cold pipes 

 

2.3 Utility room and cloakroom 

 

 2.3.1 Condensation to cold pipes 

 

 

2.4 First floor 

 
 Generally: 

2.4.1 Ceilings: plasterboard 

2.4.2 Walls: Plasterboard 

2.4.3 Floor: Assumed joist and floorboard sheets 

 

2.5 Bathroom 

 

2.5.1 Condensation to surfaces following 10 to 20 minute shower test 

 

Note: we have not moved furniture or fixtures and fittings. 

The full areas inspected are identified within the inspection part of the 

report and this should show anything in this section 

 

 

3.0  Roof Space 

 

We have viewed the roof space and noted a Truss Rafter System and a 

breathable felt.  We didn’t notice any other ventilation.  There is a high 

level of insulation in the roof. 

 

4.0  Surrounding areas 

 

4.1front area – level unlandscaped area, we assume awaiting 

 development 

4.2 rear area – a slight slope towards a house.  We noted parking, 

running gulley drain, there were houses of a similar style as well 

as a flat development where it was noted the bike stores had been 

put over the man holes.   
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4.3 overview of area – a small development we believe of 38 

properties with four maisonettes. 

 

5.0  Owner occupier 

 We have spoken with Mr D who has advised us that he has been in 

contact with: 

5.1 NHBC 

5.2 XXXX Housing Association  

5.3 Developers XXXX Ltd 

 

6.0  Neighbours 

6.1 We recommend that a questionnaire is carried out with all 

neighbours to gather information with regards to any issues they 

have. 

6.2 We would recommend that a website forum is set up with regards to 

the aforementioned. 

 

7.0  Resistance Damp Meter Readings 

7.1 Kitchen floor – the readings were approximately a third higher than 

we would expect.  Rather than lift up the floor covering throughout 

the house we then carried out damp meter readings with the thermal 

imaging camera. 

 

8.0  Thermal imaging camera 

This has identified areas of coldness/dampness to the perimeter of the 

house generally (please note the limitations of using a thermal imaging 

camera in this instance).   

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This shows the coldness where the 

floor meets the wall 

This shows dampness where the 

floor meets the wall 
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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 would recommend that all the properties that have been built in this way 

on the estate are reviewed. It should be noted that we carried out a one-off 

inspection and would recommend long term investigations. 

 

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. 
 

 

 

 

 

For and on Behalf of 

Independent Chartered Surveyors 
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How to use the House and Energy Efficiency Report 

 
We have viewed: 

 

1. How to use the House booklet  

 

2. Energy Efficiency Report. 
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EXTERNAL PHOTOGRAPHS 
 

 Photos of the house as it was on the date of our inspection. 

 
 
 

 

 

 

 

 

 

 

 

 

 

  

  

Front Elevation Rear View  

Left Hand View Right Hand View 
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INTERNAL PHOTOGRAPHS 
 

 Photos of the internal of the house as it was on the date of our inspection  

   
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

  

Cloakroom Kitchen 

Lounge 

Front left hand bedroom Bedroom 
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SUMMARY OF CONSTRUCTION     
 

External 
 

Main Roof: Pitched and clad with concrete tiles  

with a breathable protective underlayer 

  

Gutters and Downpipes: 

 

Plastic 

Soil and Vent Pipe: 

 

Internal 

Walls: 

 

Finished in Stretcher Bond brickwork (assumed) 

Fascias and Soffits: 

 

Plastic (assumed) 

Windows and Doors: 

 

 

Foundations: 

 

Double glazed plastic windows without trickle vents 

(assumed) 

 

Not inspected  

Internal 
 

Ceilings: 

 

Plasterboard (assumed) 

Walls: Timber frame with dry lining (assumed) and 

plasterboard finish 
 

Floors: Ground Floor: 

 

 First Floor:  

Suspended beam and block concrete (assumed) 

 

Joist and floorboards (assumed)  
Services 

 

The heating is electric via a NIBE heat recovery system and controlled domestic 

ventilation system (assumed).  NIBE are a Swedish based company. 

 

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



     GEM Associates Limited 

Independent Chartered Surveyors 
 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 

0800 298 5424 

24

Time Line – A brief history of the structure 

 

This has been based upon a discussion with Mr D.  

 

 

 

DATE 

 

DESCRIPTION 

 

 
XXXX 

 

 
Built 

 
XXXX 

 

 
Energy Performance Certificate carried out. 

 

XXXX 

 

 

XXXX Limited – discussions  

 

 

XXXX 

 

 

Phone call and letter to NHBC from Mr D 

 
 

The development was a joint development between: 

 

1) XXXX Limited  

 and  

2) XXXX Housing Association 

 

Time line to be checked and confirmed by Mr D.   

 

Time Line to be completed by Mr D as discussions/negotiations progress. 
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For general information: 

 
Taken from an article that we have written on French drains. Note it does not 

specifically relate to this property but we thought it may be of interest to you. 

 
 

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. 

 

 

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. 
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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. 

 

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. 
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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 relating to the 

dampness. 

 

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 had a head and shoulders inspection of the main roof void.  

 

d)     Boundaries, Grounds and Outbuildings 

  

The inspection has not included the boundaries, grounds and outbuildings of the 

property.  It has however included a brief walk taking in the region of ten 

minutes around the area.   

 

e) Services 

 

No services inspected or tested. 

 

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 that in such cases specific enquiries should 

be made or tests carried out by a specialist. 
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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). 

 

 

INSPECTION LIMITED 

 
Unfortunately in this instance our inspection has been very limited as we 

haven’t carried out any tests on the services and we haven’t opened up the 

floors.  

 


