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INTRODUCTION AND INSTRUCTION 
 

 

We have been instructed by Ms C to prepare an independent report to 

investigate the dampness in the property. 

 

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

 

The weather was mild summer’s day at the time of the inspection. 

 

We are Independent Chartered Building Surveyors and professional 

members of:-   
 

The Royal Institution of Chartered Surveyors (RICS) 

and 

The Independent Surveyors and Valuers Association (ISVA). 

  

 Report prepared by: 

  

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. 

 
 

 

 

 

 

 

 

 

 

 

 

 

SYNOPSIS 
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Cracks were first noted externally in the property in May XXXX and 

internally they were first noted in XXXX and have got visually worse.  

Concern was such that an enquiry/claim was made to the NHBC 

(National House Building Council) were called and asked to inspect in 

the summer of XXXX  who advised that it could not form part of a 

claim against a builder or the NHBC as per their Warranty. 

 

Concern has grown over problems with the property which has resulted 

in our instruction as independent chartered surveyors, and work being 

carried out to the gutters. 

 
 

SITUATION AND DESCRIPTION 

 
This two storey detached property is one of three propeties in a gated 

development built in XXXX. 

 

It has a separate garage, with parking to the front and a garden area to 

the front and rear and access to the sides, with some trees surrounding 

the development. 
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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. 

 

1.0 Dampness 

 

 We recommend that new guttering is put on as soon as possible to 

ensure the rainwater from the roof is discharged away from the property 

into the guttering and allows the walls to start to dry out. Unfortunately 

we have had a lot of rain recently this summer (in fact not much else) 

and with this type of wall when it is saturated we would expect many 

months for it to dry out; possibly up to nine to twelve months. 

 

2.0 Areas of warmth and coldness 

 

 As with most properties there are rooms that you use frequently that are 

much warmer than the rooms that you do not, such as a spare bedroom.  

Unfortunately, what this means is that any humidity and moisture in 

rooms such as the kitchen and the family bathroom and the various 

shower rooms gets attracted to these colder areas, very much like the 

humidity in a bathroom on a cold mirror surface, this then results in 

condensation.   This is what we believe has been happening around the 

property. 

 

  ACTION REQUIRED:  We would recommend that the current 

extracts are replaced with larger extract fans that are humidity 

controlled. The fans will then switch themselves on and off as 

the humidity gets too great (we have personally used these and 

they work very well and are not that much more expensive than a 

normal system). 
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3.0 Other Issues 

 

3.1  Summer, Autumn Winter and Spring  

 

 There may be an air movement problem 

in the property. We can see for example 

the positioning of the radiators is not 

directly under the windows. We also note 

that the extraction from the various 

extract fans is not particularly strong. 

 

 

3.2  Further investigation required to the floor 

 

 We thermal imaged the property and we 

recorded cold conditions at floor level. 

We have come across this once before 

with dampness around the property (and 

you have got a very damp garden which 

may be causing problems) and it 

ultimately resulted in the adding of a 

French drain around the property. This 

was to allow water to travel around the 

property rather than sitting against it. 
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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: 
 

You will see within the next section of the report the information that we 

gathered.  From a one off inspection such as we had on the day of our 

survey is never as good as long term information.   
 

Whilst we do believe the replacement of the guttering will improve the 

dampness levels within this property we do think that this unfortunately 

may be an example of poor workmanship that has been carried out in this 

property and other things may come to light in due course. 
 

We have commented earlier with regard to the suspended floor and the 

ventilation underneath this and the cold readings we got with our thermal 

imaging camera. It could equally be poor construction of the walls. 
 

We would recommend, if the opportunity occurs, opening up of both the 

floors and the walls for a better inspection.  We would be more than happy 

to comment on any photos that you take when these areas are opened up. 
 

If you would like any further advice on any of the issues discussed or 

indeed any that have not been discussed!  Please do not hesitate to contact 

us on 0800 298 5424. 
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INSPECTION AND SURVEY FINDINGS 
 

Our inspection has been specifically related to the dampness issues detailed 

below: 

 

Visual Inspection 

 

Our inspection has taken the format of a visual inspection: 

 

1. External of the property of the  

i. front 

ii. rear 

iii. side 

iv. we have also viewed the roof at 

gutter level to the rear via the 

access ladder provided by the 

guttering contractor. 

 

We have had the benefit of a x 16 

lens on a digital camera 

 

 

2. Internal of the property of  

 

2.1  Roof space, viewed  

 

The property has shallowish pitched concrete tile roof. The roof 

tiles do not appear to be positioned correctly and end level with 

the wall rather than extending beyond the outer wall face.  This 

has resulted in rainwater being discharged into the gutters and 

also down the walls. 

 

  

 

Close up of an interlocking tile 
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There was a breathable protective 

underlayer beneath the tiles. We could 

see mould occurring in this and is 

something that we have only seen a 

few times before and expect to only 

see once a year. 

 

 

 

  

 

General view of pre-fabricated truss 

roof which also shows the extract 

system from internal bathroom 

Wind brace timber cut 
Blockwork to gable wall 

 

Minor moss to the protective 

underlayer 
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2.2   Valley gutters 

 

 The valley gutters have been formed incorrectly. They widen at 

the end at the base rather than narrow to allow them to 

discharge into the gutter, therefore they discharge down the 

wall.  

 

 

 

 

 

 

 

2.3  Plastic guttering 

 

The plastic guttering has been poorly carried out: 

 

2.3.1 not having a constant fall towards the downpipes, 

 

2.3.2 not being positioned to catch the rainwater from the 

gutters 

   

Valley gutter  
Close up of valley gutter and 

cements around it are holding  

up well 

End of valley gutter shows it getting 

wider rather than narrower  

 



  

 
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  

11 

 

 

 

 

 

 

 

 

 

2.3.3 The downpipes not being 

secured properly and should 

have been pinched together 

with a wall bracket; the wall 

bracket has been fitted too 

wide.  

 

 

 

 

 

2.3.4 This has resulted in a securing screw being screwed 

being added into the downpipe which penetrates 

through the downpipe lining and can then cause 

blockages in the downpipes with leaves, etc. 

  

 

Downpipes were not fixed properly. The 

wall bracket needs to be closed up 

You can see the angle of the roof to the 

guttering. We believe if there is heavy 

rainfall this would overflow the gutter 

Plastic brackets for holding 

guttering 
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The important thing with downpipes is the water actually runs around the outer edge and 

not down the middle so that means that any leaves, etc, will be washed down the outer edge 

as well and get caught on these screws. 

 

 

The tradesman carrying out the guttering work was re-

aligning the gutters as best possible on the plastic brackets 

but was not adding a rise and falls to the gutters as this would 

involve removing the brackets and ideally putting on a 

different type of bracket. 

 

 

 

 

 

 

   

   

Screws in the downpipe  Screw fitted in.- screw being pulled 

out of the downpipe 

Pre-formed unit 

 

Hole cut in gutter (existing gutters) 

 

Bracket going into wall and actual 

support for the guttering allows 

rising and falling. You will need an 

O.G. guttering which is one with a 

flat back so it gets as close to the 

wall as possible and catches more of 

the rain 

Bigger screw used 
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2.4   Walls 

 

The damage to the walls falls into three categories: 

 

2.4.1 Saturation of the walls with water, 

the results of which have yet to be 

determined. 

 

2.4.2 Water running down the face of 

the wall is causing spalling. 

 

 

2.4.3 Hairline cracking to the walls. 

 

   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

From our inspection, which was visual only, we could not establish 

whether the property was dry lined or not.  We recommend sections 

are opened up to confirm this. 

 

  

Problem with water running down 

the wall where the brickwork is 

starting to spall. Photo taken right 

hand side next to downpipe 

Vertical cracking to left side of 

property Cracking around lintel 
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2.5 The property is on a suspended concrete floor (possibly timber 

although it felt concrete), This is usually because the area is a clay 

area or is very damp due to an underground stream or it being a 

run off area.  In this case it may well be both.  Our concern is that 

the soil under the floor is touching the underside of the flooring 

causing capillary action. 

 

 

All of the above lead to a very 

damp exterior of the property. We 

can see weep holes where the 

discharge is visible. 

 

  

Weep holes just above windows 

actually weeping 

 

Close up of weeping weep holes 
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3. Internal of the property 

 

We have viewed: 

 

Ground Floor 

 

i. Entrance hall 

ii. front dining room 

iii. rear right hand kitchen 

iv. left hand lounge 

v. central family room  

vi. cloakroom 

vii. office to front left hand side 

 

First Floor 

 

viii. Landing area 

ix. Two rear bedrooms, with en-suite bathrooms 

x. Internal family bathroom 

xi. Front left hand bedroom with shower room 

xii. Front right hand bedroom 

 

3.1 This property has been dry 

lined with a plasterboard 

or equivalent and as such 

the moisture and dampness 

in the property can cause 

movement and cracking.  

This is typically straight 

cracks, however as this 

building has a lot of 

studwork and may be 

timber framed and may 

have caused twisting in the 

structure as a whole.   

 

Dry lining 
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We would comment that the amount of cracking is very 

unusual particularly on this age of property, it should have 

carried out any initial settlement. It may be that the 

property is simply saturated and the moisture has nowhere 

to go.   

 

We would add that where a property such as this moves, 

however minute, it can affect such things as the plumbing, 

particularly if the plumbing is a modern plastic push fit 

type plumbing (we have not opened up the floors so we 

cannot confirm this). 

 

 

 

 

 

  

   

Cracking at ceiling level Cracking in en-suite to rear  

left hand bedroom 

Horizontal cracking in lounge Door not fitting properly in internal 

bathroom 

Vertical cracking in lounge 
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4. Surrounding areas - we have walked around the boundaries and 

the garden is very wet. 

 

5. We have had the benefit of talking to the neighbours 

 

6. We have utilised a resistance meter for measuring dampness 

Protimeter and Gann Meter 

 

 

 

7. We have not opened up any floors 

 

 

 
 

 

  

Checking for rising damp with a 

Gann meter 

Checking for condensation via taking 

surface temperature readings 
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CONSTRUCTION SUMMARY 
 

External 

 
Chimneys: 

 

One brick chimney 

Main Roof: Hipped and pitched, clad with concrete tiles 

with valley gutters 

 

Gutters and Downpipes: 

 

Plastic  

Soil and Vent Pipe: 

 

Plastic internal 

Walls: 

 

Stretcher Bond Brickwork (assumed) 

with weep holes   

 

External Detailing: Plastic double glazed windows 

with trickle vents  

Foundations: Not inspected 

Internal 
 

Ceilings: 

 

Plasterboard (assumed) 

Walls: 

 

 

Floors:   Ground Floor: 

 

               First Floor: 

 

 

 

Services:  

Studwork throughout and dry lined 

perimeter walls (assumed) 

 

Suspended concrete floor (assumed) 

 

Joist and floorboard sheets (probably to 

joist hangers) (assumed) 

 

One internal extract fan to internal 

bathroom. No extract to kitchen area 

 

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

  

 

 

 

 

Front of 

property 

Front of 

property 

Front of 

property 

Left hand 

gable 

Date plaque 

Double 

glazed 

window with 

trickle vents 
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ACCOMMODATION AND FACILITIES 
(All directions given as you face the front of the property) 

 

Ground Floor 

 

The ground floor accommodation consists of: 

 

1) Entrance hall 

 

2) Office to front left hand  

 

3) Dining room to front right hand  

 

4) Cloakroom to front right hand  

 

5) Kitchen and utilities room to rear 

 

6) Reception room to rear 

 

7) Reception room to rear middle  

 

First Floor 

 

The first floor accommodation consists of: 

 

1) Two rear bedrooms, both with en-suite facilities 

 

2)  Central office to rear 

 

3)  Internal bathroom to middle left hand side 

 

4) Bedroom to front right hand side 

 

5) Bedroom to front left hand side, with en-suite shower 

 

6) Galleried landing area 
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Time Line – A brief history of the structure 

  

This has been based upon a discussion with the owner 

 

 

DATE 

 

DESCRIPTION 

 

 

XXXX 

 

 

Property built (according to date plaque on 

building) 

 

 

1
st
 December 

XXXX 

 

 

Occupiers moved in 

 

Summer XXXX 

 

 

NHBC visited 

 

Thursday 18
th

 

July XXXX 

 

Gutters re-aligned 
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Estimates of Building Costs 

 

Where we have offered an estimate of building costs please remember we are 

not experts in this area.  We always recommend you obtain quotations for the 

large jobs before purchasing the property (preferably three quotes). The cost 

of building work has many variables such as the cost of labour and estimates 

can of course vary from area to area when giving a general indication of 

costs.    For unskilled labour we currently use between £75 and £125 per day 

(the higher costs in the city areas) and for tradesmen we use between £100 

and £200 per day for an accredited, qualified, skilled tradesman. Other 

variations include the quality of materials used and how the work is carried 

out, for example off ladders or from scaffold.   

 

If you obtain builders estimates that vary widely, we would advise the work is 

probably difficult or open to various interpretations and we would recommend 

a specification is prepared.  It would usually be best to have work supervised 

if it is complex, both of which we can do if so required. 
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PHOTOGRAPHIC RECORD 
 

Garden Area 

 

 

Suspended floor 

 

 

 

Damp proof course 

 

 

 

 

 

  

  

  

Grass is so wet that mushrooms are 

growing in it 

Water travelling over top of the 

paving slabs 

Where ground rises up as you enter 

the main door 
Air brick 

 

Damp proof course 

 

Bricks slipping on DPC 
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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 been shown the dampness and cracking. 

 

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 

 

We have looked inside the roof and have seen one small area and 

inspected from the rear of a ladder. 

 

d)     Boundaries, Grounds and Outbuildings 

  

We have walked around the boundaries but not inspected them as we did 

not feel it was relevant. 

 

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 
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been used in the construction of the property. However the Surveyor 

will advise in the report if in his view there is a likelihood that high 

alumina cement (HAC) concrete has been used in the construction and 

that in such cases specific enquiries should be made or tests carried out 

by a specialist. 

 

4. Contamination  

 

The Surveyor will not comment upon the existence of contamination as 

this can only be established by appropriate specialists. Where, from his 

local knowledge or the inspection he considers that contamination 

might be a problem he should advise as to the importance of obtaining 

a report from an appropriate specialist. 

 

5. Consents, Approvals and Searches 

 

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. 
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6. Fees and Expenses 

 

The Client will pay the Surveyor the agreed fee for the Report and any 

expressly agreed disbursements in addition. 

 

 

7. Restrictions on Disclosures 

 

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). 
 

 

 

 

 

 

 

 

 

 

 


