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INTRODUCTION AND INSTRUCTION 
 

 

We have been instructed by xxxxxxxxxx to prepare an independent 

report on the dampness coming in to xxxxxxx on the ninth floor. 

 

We have carried out a visual inspection (non-evasive) of the property 

on xxxxxxxx 

 

The weather was warm, sunny and dry at the time of the inspection. 

 

The property was not pre-heated for thermal imaging inspection. 

 

We are Independent Chartered Building Surveyors and professional 

members of:-   
 

The Royal Institution of Chartered Surveyors (RICS) 

and 

The Independent Surveyors and Valuers Association (ISVA). 

  

 Report prepared by: 

  

 xxxxxxxx 

 BSc MSc FBEng MRICS, MCIOB 

 Chartered Building Surveyor 

 

 

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

Conditions of Contract which have been emailed to you as part of the 

confirmation of our instructions.  If you would like further clarification 

please do not hesitate to contact us. 
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SYNOPSIS 

 
Situation and Description 

 

This is a detached nine storey office block 

situated in a mixed use commercial and 

residential area. The building is fully glazed 

on a structural frame. We have not had the 

benefit of seeing any drawings or 

specifications relating to the building. 
 

Dampness Issues 

 

We have been asked to identify how the 

dampness is getting into the ninth floor which 

is visible in the Architect’s office on the south 

elevation.  
 

The Architects concerned are xxxxxxxx 

Architects. We have taken dampness 

resistance readings internally.  The dampness 

is visible in the form of staining and 

deterioration to the surface material and was 

also found within the wall via the resistance 

meters.  
 

The inspection included opening up the 

ceiling. We have also taken surface 

temperature readings. 

 

 

 

 

 

 

 

 

 

 

 

 

  

Architects office 

Taking readings with the resistance 
meter  

Surface temperature reading Resistance meter reading within 
the ceiling 
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Location 

 

We have not looked at any factors in relation to accelerated wind caused by 

the surrounding buildings and the location of the property. Further 

assessment would require this.
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EXECUTIVE SUMMARY 

 
Summaries are not ideal as they try to précis often quite complex subjects 

into a few paragraphs.  Here we give a summary of the problem and our 

various suggestions on how to solve it and all costs it relates to. 

 

Having inspected the property we believe the dampness is occurring for a 

combination of reasons. These are as follows; 

 

1.0) Lack of maintenance 
 

1.1 Exterior mastic 
 

The mastic is old and there are many cracks within it. We believe that 

typically exterior mastic in this era of property lasts in the region of ten to 

fifteen years. 

 

1.1.1 Vertical cracks in mastic  

 

 

1.1.2 Sections of the mastic are missing 

 

   

  

Perished mastic Mastic that’s perished and is 
missing completely 

Cracks in the mastic Split, cracked mastic Close up of vertical cracking to 
mastic 
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1.1.3 Moss on the mastic 

 

 

 
2.0) Original design detail 

 

Where the glass units are open next to the 

vents, rainwater was coming out of the 

detailing. This does indicate that water may 

be getting in the back of the unit as well as 

the mastic being dated.   
 

A way of improving this detail would be to 

add a lead flashing style detail to it although 

there is the risk that this could come loose 

and/or be lifted by the wind.  

 

 

 
 

 

   

  

Inspecting the vents 

Rainwater coming out of the detail Rainwater coming out of the detail 
when the mastic is cut 

Moss on the mastic Moss on the mastic More moss 
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3.0) Plant room 

 

We briefly inspected the plant room and 

noted there was a lot of water sitting on the 

concrete floor structure.  

 

The concrete effectively is acting like 

blotting paper and drawing the water in and 

in turn is being drawn through to the warmer 

areas of the building.   

 

 

 
 

ACTION REQUIRED: For a long term solution you will need to 

replace or re-mastic the seals, add flashing and remove any water in the 

plant room. We would also recommend that you improve access to this 

area whilst the work is being carried out.  

 

  

 

  

Removal of the cover plate The damp mastic underneath with 
rainwater running out. 

Close up of the damp mastic 

Water sitting in the plant room 
near the steps 

Water sitting in the plant room 
near the plant conditioning unit? 

Inside of the vents 



xxxxxxxxxxxxxxxxxxxxx  

xxxxxxxxxxxxxx 
Independent Chartered Surveyors 

 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 

0800 298 5424 
 

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

9 

REQUEST FOR INFORMATION 

 

Ideally to carry out this work thoroughly we would need 

 

1. Drawings of the property as constructed. 

2. Drawings of the property as built. 

3. Information with regard to the building management system. 

4. Details with regard to the plant in the plant room. 

5. Information in relation to the air conditioning and cooling and heating 

of the building. 
 

6. Ideally we would also recommend data monitoring within the building.  

7. We need to take samples of the mastic and have them analysed.  
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SURVEY FINDINGS 

 
A brief summary of what was found. 
 

 

1. From our visual external inspection we noted: 

 

i. Lack of maintenance in the form of the mastic, this is 

missing in some areas, and to some cover beads. 

 

ii. The angular design of the window means that there is a 

wider opening in some areas to others. 

 

 

2. From our visual internal inspection 

we noted  

 

i. xxxxxxxxxxxxxxxArchitects 

offices on the top/ninth 

floor. We have only 

inspected the elevation 

that we were shown where 

the dampness is.  

 

3. The plant room /roof space. 

 

There is a lot of sitting water in the plant rooms albeit that in some 

areas of the plant room it is open to the elements by not having a 

roof. 

 

4. We have not spoken to the Owner or occupiers or the managing 

agent. 

 

5. Resistance Meter readings – taken with a Gann Meter 
 

A variety of resistance meter readings were taken using a Gann 

meter. These are detailed below and we would typically expect up 

to a resistance level of about 60 in a property of this age, type and 

style although further investigation needs to be taken. 

 

Inside the office 
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Room 

 

 

Readings Obtained 

 

Typical Readings 

Above the suspended 

ceiling in the roof 

 

Angle 

Ceiling 

Internal beam 

 

 

 

 

 

 

49  

48 , 52 

48, 49, 49,44 

 

Architects office 

 

Visible Dampness in the 

form of staining or 

deterioration. 

 

Not visible  

 

 

 

62, 60 , 48, 80 , 53, 69, 

49,49, 37,38 

 

 

44, 41, 37, 37, 30, 25 

 

Other areas No staining visible  
 

 

Photographic record  

 

Cutting the mastic 

 

 

 
 

 

 

 

 

 

 

 

The red areas indicate, before the 
plate is removed, that there is 

water underneath the plate 

Cutting the mastic 



xxxxxxxxxxxxxxxxxxxxx  

xxxxxxxxxxxxxx 
Independent Chartered Surveyors 

 

———  Marketing by:  ——— 
 

www.1stAssociated.co.uk 

0800 298 5424 
 

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

12 

 

 

 

 

 

 

 

 

 

 
 

Cover plate 

 

 

 

 

 

 

 

 

 

 

 

  

Again the red area indicates 
dampness 

Cover plate on the angle of the 
roof   

Bottom cover plate   

The red area indicates a warmer 
area and dampness. 

Cutting of the mastic 
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External  
 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Internal 
 

xxxxxxxxxxxx Offices – floor nine   

 

 

 

 

 

 

 

 

 

 

  

Sign for architects offices General view of offices that have 
been affected   

Angled Glass 

Angled and vertical glass  

Scaffolding at ninth floor 

Cover and drainage detail to the 
glass 
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Deterioration of the surface 

 

 
 

 

  

  

   

One of the bays Staining 

Checking surface temperature Checking the surface temperature 

Taking readings with resistance 
meter 

Taking readings Reading of 80 
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Above the suspended ceiling tiles 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

Opening up the ceiling Inside the ceiling Readings taken in the ceiling of the 
concrete 
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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: 

 

Further investigation is required. 

 

 

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. 
 

 

 

 

 

xxxxxxxxx 

BSc MSc FBEng Chartered Building Surveyor  

 

For and on Behalf of 

xxxxxxxxxxxxx 

Independent Chartered Surveyors 

 

This Report is dated: xxxxxxxxxxxx 
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CONSTRUCTION SUMMARY 
 

External 

 

Internal 

 

Ceilings: 

 

Suspended ceiling with exposed square grid 

system incorporating air conditioning 

(assumed). 

 

Walls: 

 

Floors:   Ninth Floor: 

 

 

              

A mixture of solid and studwork (assumed). 

 

Not opened up. 

 

 

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

Main Roof: Not viewed. 

 

Gutters and Downpipes: 

 

Assumed internal. 

Soil and Vent Pipe: 

 

Assumed internal. 

Walls: 

 

 

Structural frame: 

 

Foundations: 

Laminated tinted double glazed glass secured 

using compression joints.  

 

Concrete. 

 

Not known. Likely to be a pile foundation. 
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Time Line – A brief history of the structure 

  

This has been based upon a discussion with xxxxxxxxxxxx. 
 

 

DATE 

 

DESCRIPTION 

 

xxxxxxxxx 

 

When you were originally called in. 

xxxxxxxxxx 

 

 

Our inspection date 
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INSPECTION 
 

Our inspection has been specifically related to the issues detailed below: 

 

Visual Inspection 

 

Our inspection has taken the format of a visual 

inspection: 

 

1.  External of the property of the  

 

i. Front elevation at high level only. 

 

 

2. Internal of the property 

 

We have viewed: 

 

Top Floor / ninth floor 

 

i. Ray Hole Architects offices 

 

 

3. We have viewed the Plant Room Area/ Roof space. 

 

 

4. We have not spoken to the Owner or occupiers or the managing 

agent. 

  

5. We have utilised a Gann resistance meter for measuring the 

resistance of materials. 

 

6. A thermal imaging camera, manufactured by Flir, to obtain the 

best readings we can, given the fact there was no pre-preparation 

of the structure. Ideally you need at least a ten degree differential 

between the inside and the outside of a property. 

 

7. We have carried out surface temperature readings. 

 

xxxxxxxxxxxx   
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Contact Information 
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Every Business Transaction has a Risk 

 

Whilst every business transaction has a risk, we feel that on the limited 

inspection and research carried out there is no clear reason for the problems 

of dampness in the property. 
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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 it 

relates to dampness coming into the structure.  

 

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 on the ninth floor and any conclusions will be based 

upon our best assumptions.   

 

c) Roofs 

 

The Surveyor has not inspected the top roof in this instance.  
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d) Walls 

 

We have only inspected the walls at ninth floor level. 

 

e) Services 

 

No services inspected.  

 

f) Areas not inspected 

 

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. 

 

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 
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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. 

 

 

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. 
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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). 
 

 

 

 

 

 

 


