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DAMP	AND	TIMBER	REPORT	
For	and	on	behalf	of	Mr	Shedley	Rown	

Property	surveyed	 13	Albert	Road	
Mitcham	
London,	 CR4	4AL	

	
This	report	is	for	the	sole	use	of	Mr	Shedley	Rown	for	whom	the	survey	was	undertaken	and	
may	not	be	relied	upon	by	third	parties	without	our	written	consent.	
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Dear	Mr	Rown,	
	

Please	find	the	report	of	the	damp	and	timber	survey	which	we	carried	out	on	9	November	
2017	on	your	behalf.	
	

OVERALL	OPINION	
Overall	the	house	has	great	potential	with	a	few	damp	issues,	that	do	not	appear	to	be	ongoing,	
will	dry-out	in	time,	after	which	it	will	be	easy	to	prepare	surfaces	for	redecoration.	This	report	
is	intended	to	be	read	in	full.	Observations	and	opinions	must	not	be	taken	in	isolation.	
	
Like	any	building,	especially	a	period	property,	you	need	to	be	aware	of	the	risks	of	damp	
arising	in	the	future	and	plan	a	programme	of	prevention	and	maintenance	accordingly.		
	
We	recommend	you	spend	time	understanding	our	advice	in	this	report,	which	we	would	be	
happy	to	discuss	in	person.	We	would	also	be	delighted	to	revisit	at	any	time	for	a	modest	
survey	update	fee	and	likewise	before	you	eventually	decide	to	sell	the	property.	
	
	

INDEPENDENCE	AND	METHODOLOGY		
Our	only	income	is	through	damp	survey	fees.	Our	motivation	is	integrity	and	practical,	durable	
solutions.	There	is	no	conflict	of	interest	as	we	are	independent	of	contractors	and	never	profit	
from	remedial	work.	We	use	chemical	analysis	to	identify	damp	within	masonry	walls.	
	
	

SURVEYOR’S	DECLARATION	
I	confirm	that	I	inspected	13	Albert	Road	on	9	November	2017.	I	declare	that	there	was	no	
rising	damp*	in	the	internal	masonry	walls	above	ground	floor	timbers.	Damp	Surveys	Ltd	are	
therefore	willing	to	offer	a	rising	damp*	warrantee	subject	to	application	and	conditions.		
*Rising	damp	is	defined	as	deleterious	vertical	flow	of	water,	derived	from	below	the	original	
ground	level,	through	a	property’s	internal	masonry	wall,	to	above	the	base	of	the	ground	floor.	

 
 
Simon Hichens  
Simon	Hichens,	BSc	(Chemistry),	AISSE	(Institute	of	Specialist	Surveyors	&	Engineers)	
PCA	(Property	Care	Association	-	trained	and	certified),	MARLA,	MNAEA	
Senior	Surveyor		 	 Report	completed	on	14	November	2017	



	

©	2017	Damp	Surveys	Ltd	all	rights	reserved.	 	13	Albert	Road,	9	November	’17	
0207	274	1278		 Company	Registration	10977488	 3/29	

CONTENTS	
	 Page	

About	damp	surveys	ltd	 4	

Reasons	for	survey	and	requests	 4	

Survey	objectives	 5	

Survey	methodology	 5	

Conditions	during	the	survey	 6	

Identifying	damp	 7	

Tracing	source	of	dampness	 11	

Survey	findings	 13	

Observations	at	time	of	survey	 14	

Further	investigation	 16	

Floorplan	 18	

Conclusion	 18	

Limitations	 19	

Recommendations	 20	

Ongoing	Maintenance	 23	

Illustrations	 25	

Appendix	–	Terms,	Insurance,	Quotations	 28	

	

	 	



	

©	2017	Damp	Surveys	Ltd	all	rights	reserved.	 	13	Albert	Road,	9	November	’17	
0207	274	1278		 Company	Registration	10977488	 4/29	

ABOUT	DAMP	SURVEYS	LTD		
Damp	Surveys	Ltd	is	an	independent	specialist	damp	surveying	company	incorporated	following	

the	development	of	analytical	technology	employed	to	rapidly	and	accurately	differentiate	

types	of	damp.	Our	confidence	in	this	technology	allows	us	to	categorically	state	whether	or	not	

there	is	a	high	risk	of	rising	damp.	If	we	are	satisfied	that	there	is	minimal	risk	of	rising	damp,	

we	can	offer	a	warrantee	subject	to	application	and	conditions.	

	

Independence	is	key	to	understanding	how	we	operate	and	why	we	provide	a	unique	service	

quite	different	to	any	other	company.	Many	contractors,	looking	for	chemical	damp	work,	offer	

low	cost,	or	sometimes	“free”	surveys.	We	do	not	and	never	will	benefit	financially	from	any	

recommended	remediation.	We	are	motivated	to	recommend	optimal	treatment	to	protect	the	

property	now	and	into	the	future.	

	

Your	peace	of	mind	is	our	goal.	For	you	to	be	satisfied	that	the	property	will	be	properly	

protected	against	damp	and	for	you	to	recommend	us	in	person,	or	by	social	media.	

	

	

REASONS	FOR	SURVEY	AND	REQUESTS	
We	are	told	that	you	are	the	executor	of	the	trust	which	owns	13	Albert	Road.	We	also	

understand	that	the	property	is	currently	occupied.	Please	correct	any	misunderstanding.			

	

We	have	been	informed	that	the	reason	for	you	engaging	our	services	is	that	a	valuation	

surveyor	identified	damp	at	the	property.	The	surveyor	wanted	to	establish	whether	damp	

would	affect	timbers,	and	whether	the	cost	of	remedial	action	would	have	an	impact	on	the	

value	of	the	property.	Please	read	our	conclusion	which	addresses	these	requests.	
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SURVEY	OBJECTIVES		
Our	damp	and	timber	surveys	are	designed	to:	

 identify	the	areas	of	unwanted	dampness	within	the	property,	

 identify	the	types	of	unwanted	dampness,	

 identify	the	causes	of	unwanted	dampness,	

 identify	the	effects	of	damp	such	as	rotten	timber,	mould	and	infestation,	

 recommend	remedial	action	where	damp	has	been	identified,	

 recommend	long-term	plans	to	address	risk	of	future	dampness,	

	

	

SURVEY	METHODOLOGY	
In	assessing	whether	dampness	and	timber	defects	are	present	in	a	property	we	consider	
many	factors	including:	
	
 weather	conditions	during	and	preceding	the	survey,	

 inside	and	outside	temperature	and	humidity	and	the	orientation	of	each	wall,	

 design	and	age	of	the	property,	

 elevation,	signs	of	flooding	and	standing	water,		

 cold	spots	and	flow	of	cold	or	humid	air	in	and	around	the	property,	

 roofing	and	guttering	(this	is	NOT	a	roofing	report),	

 signs	of	drain	leakage	(this	is	NOT	a	plumbing	survey,	nor	a	pressure	check),	

 coverings	and	coatings	of	internal	and	external	walls,	

 existence	of	damp	proofing,	cavity	wall	insulation	or	timber	treatments,	

 height	of	the	surrounding	garden,	and	sufficiency	of	ventilation,	

 moisture	meter	using	a	Protimeter	“Survey	Master”,	

	

The	survey	is	non-invasive	save	for	a	few	pin	sized	holes,	left	by	a	measuring	device.	
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CONDITIONS	DURING	THE	SURVEY	
	

Date	and	time		 9am	9	November	2017	

	

Elevation	and	signs	of	standing	water	 Elevation	23M,	no	standing	water	on	ground	

	

Orientation	of	front	door	 West	

	

Occupancy	 Occupied	

	

Weather	 Overcast	and	dry	
	

The	previous	24	hours	 Dry	

	

Humidity	outside	front	door	 72%	

	

Humidity	inside	front	door	 64%	

	

Temperature	outside	front	door	 11°C	

	

Temperature	inside	front	door	 12°C	
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IDENTIFYING	DAMP	
	
Damp	or	dampness,	is	unwanted	and	excessive	moisture.	There	are	four	distinct	forms;	
	

 Rising	damp	is	below	ground	water	that	rises	up	a	wall,		

 Penetrating	damp	is	moisture	from	defective	roofs,	gutters,	pipes	or	a	“bridge”,	

 Plumbing	leaks;	from	mains	or	internal	pipes,	waste,	drainage	and	overflows,		

 Condensation,	the	most	common	cause	of	dampness.	

	
	

Rising	damp	
	

Rising	damp	is	defined	as	the	deleterious	vertical	flow	of	water,	derived	from	below	the	original	

ground	level,	through	a	property’s	internal	masonry	wall,	to	above	the	base	of	the	ground	floor.	

It	is	easy	to	demonstrate	by	placing	the	bottom	of	a	clay	brick	in	water.	The	same	effect	is	more	

visible	and	rapid	in	a	clay	tile	where	damp	can	be	seen	to	rise	by	as	much	as	40	cms	in	a	day.		

	

Rising	damp	can	be	positively	identified	as	it	is	the	only	form	of	damp	containing	nitrate	salts.		

	

In	1877	an	Act	of	Parliament	introduced	the	requirement	for	damp-proof	courses	(“DPC”)	

“beneath	the	level	of	the	lowest	timbers”.	DPCs	have	significantly	reduced	risk	of	rising	damp.	

	

	

Penetrating	damp	
	

Gutters	and	Drains:	Leaking	or	overflowing	gutters	and	drains	are	common	causes	of	

dampness.	They	can	be	difficult	to	identify	in	dry	weather,	so	we	ask	you	to	look	closely	at	the	

gutters	and	drains	when	it	rains.	

	



	

©	2017	Damp	Surveys	Ltd	all	rights	reserved.	 	13	Albert	Road,	9	November	’17	
0207	274	1278		 Company	Registration	10977488	 8/29	

There	are	often	tell-tale	signs,	such	as	a	damp	stain,	greenery	or	“efflorescent”	white	streaks.	

The	resolution	is	often	easy,	involving	a	ladder	and	time	to	clear	the	blockage	or	fix	the	leak.	

	

External	Coverings;	Roofs,	chimneys,	flashings,	render	
Our	survey	is	not	an	assessment	of	the	state	of	roofs,	chimneys,	flashing,	render	etc.	We	look	

externally	for	defects	and	then	search	internally	for	signs	of	dampness.	We	recommend	regular	

annual	integrity	checks	of	external	coverings	including	roofs,	chimneys,	flashings,	render	etc.	

	

External	Vents:	It	is	important	for	timbers	to	be	properly	ventilated,	either	in	the	subfloor	void,	

for	floorboards	or	in	the	loft	for	roof	timbers.	Vents	can	become	blocked	over	time	providing	

inadequate	circulation	of	air	to	ensure	vapour	movement	from	timbers.	Terraced	or	semi-

detached	properties	can	be	built	to	include	ventilation	within	the	party	wall.	Neighbours	

blocking	these	vents,	such	as	with	cavity	wall	insulation,	can	render	air	circulation	inadequate.	

	

Ground	floor	extensions	often	increase	the	volume	of	the	sub-floor	void	without	ensuring	

sufficient	airflow.	Likewise	loft	extensions.	

	

	

Exterior	Ground	Levels:	The	ground	immediately	surrounding	a	property	is	often	raised	by	

successive	owners	to	the	point	where	there	is	very	little	clearance	between	the	ground	and	

ventilation	grills.	In	the	worst	cases	water	flows	under	the	floorboards.	Vents	should	be	clear	of	

the	ground,	ideally	higher	than	a	typical	rain	drop	bounces,	deemed	to	be	150mm.	

	

The	resolution	is	normally	easy.	A	small	trench	(French	drain)	about	150mm,	can	be	dug	around	

the	exterior	walls,	or	vent	and	filled	with	shingle	or	similar	material.	
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Plumbing	leaks	
	

Most	plumbing	leaks	are	sudden	and	obvious.	Slow	leakage	such	as	from	a	slightly	ruptured	

pipe	is	difficult	to	identify,	as	are	below	ground	level	leaks	in	the	subfloor	void,	from	a	mains	

water	pipe,	main	sewage	pipe,	rain	water	pipe	or	similarly	from	a	neighbour’s	pipe.	

	

We	do	not	perform	a	plumbing	survey	and	may	not	identify	waste	water,	below	ground	level	

leaks	or	other	plumbing	leaks.	If	we	suspect	that	damp	is	caused	by	faulty	plumbing	we	will	

recommend	a	plumbing	survey.	

	

	

Condensation	
	

Vapour	condensing	into	water	on	cold	surfaces	is	the	most	common	form	of	dampness	in	the	

home.	It	is	most	prevalent	on	the	lower	surfaces	of	external	ground	floor	walls.	Warm	moist	air	

from	a	kitchen,	bathroom,	washing	machine	or	drying	clothes	will	condense	rapidly	when	

meeting	a	cold	external	wall,	window	or	pipe.	Add	to	this	humid	breath	from	human	and	pets.		

	

A	wall	will	be	relatively	cold	at	the	point	where	both	skins	of	a	cavity	wall	meet.		This	is	most	

pronounced	at	the	base	of	a	ground	floor	wall,	which	is	often	more	than	5°C	cooler	than	the	

ambient	temperature.	The	temperature	differential	can	be	much	greater	at	night.	

	

The	dew	point	is	the	temperature	that	water	starts	to	condense.	Humid	air	from	a	warm	moist	

kitchen	readily	condenses	on	the	cooler	surfaces	of	external	walls.	Typically,	a	surface	only	has	

to	be	5°C	lower	than	the	ambient	temperature	for	condensation	to	start	to	form.	 

	

Glass	and	metal	are	good	conductors	of	heat	and	therefore	lose	thermal	energy	much	more	

rapidly	than	timber,	brick	or	plaster.	Condensation	runs	down	cold	windows	and	frames	onto	
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walls	beneath	them.	Metal	objects	embedded	in	walls	such	as	behind	an	electrical	socket,	cable	

or	pipe	can	initiate	condensation.	Cold	metal	can	cause	condensation,	even	in	summer.	

	

Although	condensation	is	inevitable,	it	can	be	manged	with	ventilation	out	at	source,	combined	

with	sufficient	heat,	air	circulation	and	regular	wiping	of	wet	surfaces.		

	

Ideally	clothes	should	be	dried	outside,	or	with	an	externally	vented	clothes	drier.	Double	

glazed	windows	should	have	trickled	vents	kept	open.	

	

An	alternative	is	to	designate	wet	areas,	then	manage	humidity	in	those	wet	areas,	by	wiping	

off	surface	moisture	and	opening	windows	often.	Victorians	used	to	tile	their	entrance	halls,	at	

the	point	where	cold	air	meets	warm	humid	air.	Bathroom	paints	and	tiles	evaporate	moisture	

readily	and	are	easy	to	wipe	down.	Top	tip;	use	an	electrically	heated	bathroom	mirror.	

	

A	common	mistake	is	to	increase	ventilation	into	a	building.	This	can	be	counterproductive	as	

the	outside	air	is	likely	to	be	cooler	than	the	warm	moist	internal	air,	and	will	cause,	rather	than	

alleviate	condensation.	Positive	flow	ventilation	systems	do	not	necessarily	reduce	

condensation.	

	

In	the	worst	cases,	condensation	can	form	within	a	wall.	This	is	known	as	interstitial	

condensation.	We	will	not	be	able	to	identify	interstitial	condensation	unless	it	visibly	affects	

internal	decoration.	
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TRACING	SOURCE	OF	DAMPNESS	
Locating	dampness	

Damp	is	more	likely	to	occur	in	properties	that	have	undergone	change	since	their	original	

design.	This	change	could	be	rapid	such	as	the	building	of	an	extension	or	water	leak,	or	slow	

such	as	weathered	tiles	or	the	building-up	of	ground	levels.	

	

Changes	include	modifications	to	the	neighbouring	properties	and	surroundings.	We	often	

spend	time	comparing	the	property	to	it	neighbours,	to	help	identify	changes.	

	

The	interface	between	new	and	old	is	a	starting	point	for	tracing	dampness.	

	
DAMP	METERS	

Damp	meters	are	useful	for	rapidly	identifying	potential	damp.	Commercially	available	damp	

meters	either	measure	dampness	in	wood	by	means	of	electrical	conductance	or	by	

capacitance.	Manufacturers	advise	against	using	meters	for	quantifying	damp	in	anything	other	

than	timber.	Pure	water	(sometimes	referred	to	as	de-ionised	water)	is	a	very	poor	conductor	

of	electricity.	Electrical	conductance	is	a	function	of	ions	and	cations,	mainly	from	salts,	and	

their	mobility,	which	is	increased	by	a	carrier	solvent	such	as	water.	Conductance	of	ions	is	used	

as	an	easy	to	measure	proxy	for	the	presence	of	water.	This	is	justifiable	in	wood	where	salt	

levels	are	constant	and	quantified.	However,	damp	in	masonry	can	have	a	significant	variation	

in	the	ionic	components	and	concentrations	of	salts.	Therefore,	electrical	conductance	meters	

cannot	positively	identify	the	type	of	damp	nor	the	amount	of	dampness	in	walls.	Damp	meters	

can	only	identify	dryness.	

	

Damp	meters	are	useful	for	quickly	identifying	potential	areas	of	dampness	that	need	further	

investigation.	
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Assessing	whether	a	high	meter	reading	is	a	sign	of	dampness	

Once	a	high	meter	reading	is	found	we	check	the	surrounding	area	to	establish	the	extent	and	

profile	of	the	damp.		

	

Profiling	dampness	

Condensation	is	the	most	common	form	of	damp.	The	damp	patches	tend	to	be	considerably	

cooler	than	the	ambient	temperature.	Damp	tends	to	start	at	the	base	of	an	exterior	wall,	

particularly	cool,	shaded	or	North	facing	walls.	It	often	has	a	curved	profile,	rising	into	a	corner,	

and	collecting	around	cold	spots	such	as	windows,	metal	electrical	boxes,	wires,	pipes	and	

corner	beading.	Condensation	rarely	affects	skirting	or	floorboards,	as	wood	is	a	poor	

conductor	of	heat.	Walls	may	feel	wet	and	smell	musky.	Mould	can	grow	on	walls,	and	on	shoes	

and	clothing.	

	

Identifying	the	source	of	dampness	

If	the	profile	fits	with	condensation,	then	there	is	no	need	for	further	investigation.	Leaks	and	

water	ingress	are	also	easy	to	identify,	but	not	always	easy	to	trace.		

	

If	there	is	doubt	about	the	damp	source,	we	analyse	a	sample	of	the	water	for	salt	content.	
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OBSERVATIONS	AT	TIME	OF	SURVEY	
	

As	part	of	our	assessment	of	the	likely	causes	of	damp	we	check	internally	and	externally	for	

symptoms	of	dampness.	Our	findings	are	not	an	assessment	of	the	state	of	the	property	as	a	

whole,	merely	in	the	context	of	damp.	This	was	a	non-invasive	survey	so	we	did	not	access	the	

sub-floor	or	roof	voids.	There	was	no	reason	to	suspect	current	sub-floor	or	roof	timber	rot	or	

fungus.	

We	were	unable	to	inspect	woodwork	or	other	parts	of	the	structure	which	are	covered,	

unexposed	or	inaccessible,	and	are	therefore	unable	to	report	that	such	parts	of	the	property	

are	free	from	defect.	

	
Damp	
We	examined	the	interior	area	of	the	property	including	all	rooms	and	hallways	to	determine	if	

there	was	any	dampness	or	timber	defects	present.		

	
 The	property	appears	to	be	in	good	condition.	
 There	was	evidence	of	mild	condensation	in	some	areas,	notably	around	windows.	
 There	was	no	evidence	of	rising	dampness	in	the	property	at	the	time	of	the	survey.	
 There	is	no	evidence	that	the	original	damp	proof	membrane	is	damaged	or	defective.	
 There	was	no	evidence	of	current	penetrating	dampness	at	the	time	of	the	survey	other	

than	noted.	
 We	checked	the	surface	of	all	walls	internally	for	signs	of	high	meter	readings.	
	
	
TIMBER	
We	examined	all	visible	floorboards,	skirting,	doors	and	architrave.	There	was	no	evidence	of	

current	timber	rot,	fungus	or	timber	infestation	at	the	time	of	the	survey,	nor	reasons	to	

suspect	rot,	fungus	or	timber	infestation.	
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SURVEY	FINDINGS	
	
	
External	state	 No	visible	cause	for	concern	

Chimneys	 No	visible	cause	for	concern	

Roof	 No	visible	cause	for	concern	

Gutter	 Gutter	fair.	Gutter	replaced	above	porch.	Recommendation;	keep	an	
eye	on	porch	gutter	and	replacement.		

Render	 Render	appeared	intact.	Render	can	crack,	permit	ingress	and	hide	
defects.	Recommendation	to	repair	defects	to	the	render	as	and	when	
they	occur.		

Vents	 Belongings	and	vegetation	were	partially	obscuring	the	front	vents.	This	
should	be	easy	to	clear.	The	right-hand	flank	wall	did	not	appear	to	be	
original.	It	was	similar	to	the	neighbour’s	wall,	which	also	did	not	have	
airbricks.	The	rear	extension	did	not	appear	to	have	adequate	
ventilation.	Recommendation	to	increase	the	ventilation.		Keep	an	eye	
for	rain	bouncing	off	the	ground	into	vents	during	heavy	rainfall.	

Damp	proof	course	 DPC	hidden	by	render,	but	almost	certainly	present	and	not	a	cause	for	
concern.	

Ground	 Slightly	raised	over	original	height,	not	urgent	as	no	signs	of	dampness,	
but	consider	cutting	ground	away	from	perimeter	of	building.	

Location	 Gentle	slope	away	from	front	door.	

Wall	discoloration	 There	were	observable	green	streaks	on	the	right-hand	flank	wall	to	the	
rear	extension.	These	are	almost	certainly	caused	by	rain	water	flowing	
off	the	rear	extension	roof	during	heavy	downpours.	There	were	no	
signs	of	internal	defects.	Recommendation	to	keep	an	eye	on	it,	and	if	
necessary	improve	the	flow	of	water	off	the	rear	roof.	

Drains	 No	obvious	signs	of	leak	(this	is	not	a	plumbing	and	drain	report).	

Extension	 No	visible	cause	for	concern,	other	than	that	separately	mentioned.	

Overhangs	 No	visible	cause	for	concern	

Chemicals	 No	chemical	damp	proofing	noted.	

Cavity	walls	 No	cavity	wall	insulation	noted.	
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Internal	state	 Fine,	except	belongings	limited	access	to	walls	within	the	reception	and	
bedrooms.	This	did	not	create	a	cause	for	concern.	

Smell	 No	damp	smell	

	
Floor	walk	through	 Fine,	no	signs	of	rot,	although	we	were	unable	to	walk	the	perimeter	of	

the	reception	room	due	to	the	position	of	immovable	belongings.	
Timber	inspection	 Mainly	carpeted,	the	only	visible	floorboards,	located	under	the	under-

stair	cupboard,	appeared	to	be	in	reasonable	condition.	
Recommendation,	when	redecorating	reception,	drill	a	small	hole	in	
floorboard	in	the	left	hand	rear	corner	to	the	rear	reception.	Inspect	the	
subfloor	void	with	a	borescope.		

Timber	infestation	 No	timber	infestation	noted	or	suspected.	

Electrical	points	 No	damp	around	electrical	points	or	wires	leading	to	electrical	points.	

Radiator	fixings	 Radiator	fixings	appeared	OK.	

Windows	 Double	glazed,	no	trickle	vents.	Some	evidence	of	historic	condensation	
near	windows,	nothing	unusual.	

Ceilings	 Fine,	no	damp	patches	other	than	those	separately	noted.	

Chimney	breasts	 Fine,	no	evidence	of	raised	salt	levels.	

Ground	floor	walls	 Fine	all	tested	with	damp	meter.	

Upper	floor	walls	 Fine	all	tested	with	damp	meter.	

Hallways	 There	are	four	areas	of	concern	all	on	the	right-hand	flank	wall.	See	the	
section	on	further	investigation	for	details	and	recommendations.	

Skirting	 Fine	no	visible	distortion	or	discolouration.	

Carpet	 Visible	carpet	not	discoloured.	

Under	carpets	 Not	inspected.	

Extractor	fans	 Extractor	fans	appear	to	be	working	fine	and	venting	out	correctly.	
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FURTHER	INVESTIGATION	
Further	Investigation	covers	items	identified	in	our	survey	as	areas	of	concern.	Numbers	

correspond	to	those	in	below	sections	entitled	Floorplan,	Recommendations	and	Illustrations.	

	

1,		 The	porch	

The	porch	timbers	are	exposed	to	rainwater	and	are	damp,	but	there	are	currently	no	signs	of	

on-going	rot.	We	are	informed	that	the	gutter	above	the	porch	has	recently	been	replaced.	The	

new	gutter	will	reduce	exposure	of	porch	timbers	to	rainwater.	There	is	standing	water	in	the	

porch	gutter,	which	could	be	leaking	through	to	the	timbers	below.		

	

2,		 Entrance	

The	source	of	the	damp	on	the	ceiling	and	wall	to	the	right	of	the	entrance	has	apparently	been	

remediated	by	repairing	the	bath	waste	pipe.	There	is	risk	of	timber	decay	in	and	below	the	first	

floor	bathroom.	But	the	risk	will	disappear	once	the	area	is	dry.	The	damp	patch	has	shrunk	

over	time	suggesting	that	the	fix	has	been	successful.	At	the	time	of	the	survey	there	was	a	

dehydration	unit	positioned	nearby.	Heat	would	speed	up	the	drying	process	further.	It	would	

be	worth	fixing	a	hydrometer	on	the	damp	wall	to	monitor	the	drying	process,	to	ensure	the	

repair	has	been	successful	and	that	the	wall	is	fully	dry	before	redecoration.	

	

3,		 Kitchen	

The	damp	on	the	right-hand	wall	and	ceiling	by	the	entrance	to	the	kitchen	is	dry.	It	is	almost	

certainly	caused	by	a	leaking	waste,	or	water	pipe	to	the	first-floor	rear	bathroom.	Before	

commencing	redecoration	of	this	area,	it	would	be	wise	to	use	the	bathroom	over	an	extended	

period	before	redecorating,	and	check	for	damp	to	ensure	the	repair	was	successful.	

	

4,		 First	floor	by	top	of	stairs	
A	small	damp	patch	is	present	at	the	top	of	the	stairs	on	the	first	floor,	on	the	right-hand	side	

above	the	window.	This	appears	to	be	as	a	result	of	damaged	pointing	above	the	window.	The	
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green	moss	on	the	window	sill	suggests	long	term	rainwater	dropping	from	above	the	window.	

The	repair	should	be	easy	and	inexpensive.	

	

5,		 Second	floor	new	plaster	

The	plaster	on	the	new	right-hand	external	loft	extension	wall	is	exhibiting	surface	sulphates.	

Salts	which	are	visible	as	efflorescence	are	seldom	hygroscopic,	water	absorbing,	and	are	

usually	sulphates	that	have	been	drawn	out	of	bricks,	mortar	or	other	building	materials.		

This	commonly	occurs	when	builders,	eager	for	payment,	rush	to	complete	plaster	before	a	wall	

is	completely	dry.	Salts	are	drawn	from	the	damp	substrate	through	to	the	evaporation	point	

on	the	surface	of	drying	plaster.	External	walls	dry	slower	than	internal	or	party	walls.	Many	loft	

companies	have	moved	to	dry-lining	walls	to	avoid	this	phenomenon.	The	surface	salts	will	be	

shallow	and	should	be	easy	to	remove.	

	

6,		 Condensation	

There	was	some	evidence	of	mild	condensation	around	the	reception	and	bedroom	windows,	

nothing	unexpected.	

	

7,	 Sub-floor	ventilation	

The	house	does	not	appear	to	have	sufficient	subfloor	ventilation,	although	there	was	no	

reason	to	suspect	timber	decay	or	infestation.	The	right-hand	flank	wall	does	not	have	airbricks	

despite	being	relatively	new,	compared	to	the	neighbour’s	wall	opposite.	Currently	a	piece	of	

timber	is	missing	from	under	the	stairs	allowing	some	ventilation	on	the	right-hand	side.	The	

rear	extension	only	appears	to	have	one	airbrick.	The	airbrick’s	design	doesn’t	allow	as	much	

airflow	as	a	modern	plastic	airbrick	would	allow.	There	doesn’t	appear	to	be	any	airflow	to	the	

original	rear	of	the	property,	unless	the	left-hand	neighbour’s	property	is	providing	ventilation. 
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FLOORPLAN		
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CONCLUSIONS		
	

We	conclude	that	at	the	time	of	the	survey	there	was	no	significant	rising	damp.	

We	also	conclude	that	there	is	no	significant	condensation	nor	evidence	of	timber	rot	or	fungus.	

We	have	been	informed	that	the	leaks	have	been	repaired,	therefore	the	timbers	will	dry	out	

and	as	rot	needs	damp,	timber	under	the	first	floor	bathroom	will	no	longer	be	at	risk,	see	

recommendations.		

	

The	cost	of	the	works	detailed	in	the	recommendation	are	minor	in	the	context	of	the	cost	of	

redecoration	and	normal	annual	maintenance	costs	of	a	period	property.		

	

LIMITATIONS		
The	survey	was	conducted	at	9am	on	9	November	2017	when	the	weather	was	overcast	and	

dry.	Moisture	will	condense	more	noticeably	when	the	weather	is	colder	and	more	humid.		

Gutters	are	more	likely	to	fail	when	full	of	leaves	and	during	periods	of	prolonged	rain.	We	are	

happy	to	return	to	the	property	and	update	our	observations	and	advice.	

	

We	carried	out	a	careful	and	thorough	inspection	of	as	much	of	the	property	as	was	accessible.	

However,	when	it	is	not	possible	to	make	a	full	inspection,	we	make	a	professional	judgement	

about	the	likelihood	of	a	defect	being	present.	In	certain	circumstances,	this	may	lead	to	a	

recommendation	for	further	action	to	open	up	an	area	for	further	investigation.	

	

Damp	Surveys	Ltd	reports	are	designed	to	provide	you	with	an	informed	independent	

professional	opinion	as	to	the	condition	of	the	property	together	with	any	recommendations	

for	further	investigation	or	remedial	work.	
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We	are	unable	to	see	the	whole	roof,	all	the	guttering	and	some	of	the	drains.	We	were	unable	

to	inspect	woodwork	or	other	parts	of	the	structure	which	are	covered,	unexposed	or	

inaccessible,	and	are	therefore	unable	to	report	that	such	parts	of	the	property	are	free	from	

defect.	There	were	no	obvious	signs	of	damp	resulting	from	these	limitations.	

	

We	do	not	warrantee	any	findings	in	this	report	unless	we	enter	into	a	separate	warrantee	

agreement	with	you.	

	

RECOMMENDATIONS	
Our	recommendations	address	items	identified	in	our	survey	as	areas	of	concern.	Numbers	

correspond	to	those	in	sections	entitled	Further	Investigation,	Floorplan,	and	Illustrations.	In	

line	with	every	property,	we	recommend	ongoing	observation,	repair	and	a	periodic	

programme	of	maintenance,	including	annual	clearing	of	gutters,	repainting,	repointing	and	

noting	of	perimeter	ground	level	and	water	table	fluctuations.	

	

1,	 Porch	

The	gutters	should	be	cleared,	checked	during	a	rainstorm	and,	if	necessary	repaired.		

As	a	precaution,	we	recommend	applying	on	a	dry	day,	water	based	Sodium	Octaborate,	a	

fungicide	paste,	to	the	porch	timber.	The	water	based	version	is	best	as	it	evaporates	slowly	

and	so	carries	the	fungicide	deep	into	the	wood.	Cuprinol	make	a	fungicide	available	in	DIY	

stores.	White	spirit	fungicides	are	considered	less	effective	as	the	solvent	evaporates	rapidly.	

		

2,	 Entrance	

The	wall	should	be	thoroughly	dried.	This	can	be	speeded	up	with	ventilated	heat.	It	is	good	

practice	to	allow	double	the	time	it	takes	for	the	surface	damp	to	disappear	and	to	test	the	

damp	deep	into	the	wall	before	redecorating.		It	is	possible	that	the	first-floor	bathroom	

timbers	are	damp	and	currently	at	risk,	however	they	will	no	longer	be	at	risk	once	the	wall	
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dries	out,	which	it	will	do	following	repair	of	the	leak.	A	plumbing	survey	should	be	instructed	

to	determine	if	the	leak	has	been	repaired.	

	

3,	 Kitchen	

The	damp	stain	on	the	right-hand	wall	and	ceiling	by	the	entrance	to	the	kitchen	is	dry.	It	is	

almost	certainly	caused	by	leaking	waste,	or	water	pipe	to	the	first-floor	rear	bathroom	which	

appears	to	have	been	fixed.	Before	commencing	redecoration	of	this	area,	it	would	be	wise	to	

use	the	bathroom	over	an	extended	period	before	redecorating,	and	check	for	damp	to	ensure	

the	repair	was	successful.	

	

4,	 First	floor	above	right-hand	window	

The	pointing	needs	repair	above	the	right-hand	window.	It	is	not	extensive	and	therefore	

should	not	be	expensive.	

	

5,	 Plaster	to	loft	extension	

Sulphate	salts	on	new	plaster	on	right-hand	wall	to	loft	extension	can	be	remedied	in	different	

ways	depending	on	the	depth	(we	estimate	they	are	only	in	the	first	1mm	of	plaster);	

i,		Sand	the	surface,	test	with	a	“damp	meter”	and	if	OK,	apply	a	mist	cost	(diluted	paint)	first,	

then	paint.		

ii,	Sand	the	surface,	skim	plaster,	allow	to	dry,	apply	a	mist	cost,	then	paint.	

iii,	Hack	off	plaster	and	apply	new	plaster,	allowing	weeks	for	the	plaster	to	properly	dry,	test	

before	painting,	apply	a	mist	cost.	

iv,	Hack	off	plaster	and	dry	line	the	wall,	ideally	with	thermal	plaster	boards,	skim	plaster	etc.	
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6,	 Condensation	

Condensation	is	a	fact	of	life	that	needs	managing,	see	the	earlier	section	on	managing	

condensation.	

	

7,	 Vents	

As	a	precaution,	we	recommend	increasing	the	subfloor	ventilation	with	airbricks,	on	the	right-

hand	flank	wall,	rear	wall	and	rear	extension.	We	recommend	using	a	borescope	in	the	left-

hand	rear	corner	to	see	if	there	is	any	subfloor	rot	and	check	for	adequacy	of	the	ventilation.	

Keep	an	eye	on	rain	bouncing	off	the	ground	into	vents	during	heavy	rainfall,	if	rain	bounces	in,	

consider	ways	of	reducing	ingress	such	as	replacement	with	a	periscopic	vent	or	lowering	the	

ground	level	immediately	surrounding	the	property	(100mm).		
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ONGOING	MAINTENANCE	
 Keep	gutters	clear,	especially	when	leaves	collect	in	them.	

	

 Check	flow	of	water	from	the	roof	and	down	the	gutter	during	heavy	rain.	

	

 Reduce	chances	of	condensation	by	extracting	damp	air	from	humid	rooms	such	as	a	

kitchen	or	bathroom.		

	

 Given	the	age	of	the	property,	the	external	walls	are	unlikely	to	be	insulated.	There	is	

evidence	of	normal	levels	of	mild	condensation.	The	best	solution	is	to	improve	the	heat	

on	these	areas	during	cold	periods,	this	can	be	achieved	by	installing	a	wall	mounted	

electric	thermostat	heater	in	rooms	with	external	walls.	If	the	condensation	persists,	you	

may	want	to	consider	installing	thermal	plasterboard	on	the	internal	side	of	the	affected	

walls.	Mould	and	damp	should	be	washed	away	daily.	

	

 There	is	no	magic	bullet	for	condensation	in	a	bathroom.	It’s	very	common.	Improving	

the	ventilation	out,	heat	and	use	of	tiles	and	bathroom	paints	help.	

	

 If	the	bathroom	is	updated	in	the	future,	installing	underfloor	heating	will	help	alleviating	

condensation.	Be	aware	when	a	bath	or	shower	is	taken	out,	there	is	likely	to	be	

evidence	of	damp	left	behind	it.	This	is	normal	and	should	dry	easily.	

	

 All	guttering	and	down-spouts	except	where	noted,	appeared	to	be	in	good	condition	but	

they	should	be	visually	inspected	during	a	rain	event.	

	

 We	advise	clients	that	they	need	to	be	vigilant	in	ensuring	that	drains	and	guttering	on	

the	building	are	cleared	and	functioning	at	all	times.	
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 Skirting	boards	were	carefully	examined.	There	was	no	evidence	of	dampness	found.	This	

is	significant	as	fixing	skirting	boards	to	rendered	masonry	walls	requires	pre-drilled	pilot	

holes	to	fit	the	plastic	plugs	and	screws	or	nails.	These	holes	can	often	be	up	to	100mm	

deep.	If	damp	is	present	in	the	walls,	it	will	rust	iron	nails	or	screws,	and	visibly	“bleed”	

out	into	the	skirting	board.	

	

 We	examined	the	plaster	and	decorating.	There	were	no	signs	of	penetrating	dampness	

nor	rising	dampness.	Here	was	evidence	of	mild	condensation.	

	

 We	also	carefully	examined	the	walls	inside	the	kitchen	cabinets,	and	closets,	and	took	

damp	readings	there	–	no	dampness	was	detected.	

	

 Electrical	points:	There	was	no	evidence	of	dampness	or	moisture	around	any	electrical	

points.	Again,	bearing	in	mind	that	all	electrical	points	are	set	with	screws	drilled	into	the	

masonry	wall,	if	plaster	or	render	was	damp	there	would	be	evidence	of	this	where	the	

screws	were	drilled	into	the	wall.	
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ILLUSTRATIONS	

1	Porch	

Weather	and	damp	timbers,	will	improve	
now	that	the	gutter	has	been	replaced	above	
the	porch.	

Green	plants	and	standing	water	is	in	the	
gutter.	Check	porch	for	leaks	during	rain.	
Prevent	risk	of	rot	with	Sodium	Octaborate.	

	 	

2	Entrance		

Damp,	visible	in	the	dark	patch,	is	being	dried	
by	dehydration.	The	damp	zone	has	shrunk.	It	
will	take	months	to	dry,	but	if	repair	has	been	
successful,	redecoration	can	commence	once	
dry,	without	further	work.	

The	leak	corresponds	with	the	first	floor	bath	
tub	waste	pipe,	as	well	as	the	cold	and	hot	
water	pipes.	It	is	important	to	check	the	leak	
repair	thoroughly	before	redecorating	
downstairs.	
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3	Kitchen		

The	damp	patch	in	the	kitchen	looks	bad,	but	
in	fact	was	dry.	The	damp	patch	is	under	the	
rear	first	floor	bathroom.	The	leak	appears	to	
have	stopped,	this	should	be	checked.	

The	meter	readings	show	it	is	dry.	The	
bathroom	should	be	used	extensively	to	
ensure	that	it	remains	leak	free,	before	
redecoration	commences.	

	
4	First	floor	top	of	stairs		

The	windows	sill	is	green	caused	by	
rainwater.	This	photo	looks	down	from	the	
right-hand	side	first	floor	window.	

	
The	pointing	needs	replacing	above	the	
window.	This	accounts	for	the	discolouration	
to	the	window	sill	below,	and	slight	internal	
damp.	
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5	First	floor	top	of	stairs		

The	bare	plaster	and	hygroscopic	sulphate	
salts	look	worse	than	they	are.	This	is	as	a	
result	of	plastering	before	the	new	wall	was	
completely	dry.	The	meter	demonstrates	that	
the	wall	is	now	dry.	

	
The	tiles	in	the	bathroom	on	the	same	wall	
shows	no	signs	of	damp.	

	

6	Vents		

The	vent	to	the	front	bay	is	barely	visible.	The	
vent	under	the	front	door	is	partially	blocked.	
These	should	both	be	cleared	to	increased	
ventilation	and	checked	for	water	ingress	
during	rainstorms.	

	
The	vent	to	the	rear	extension	appears	to	be	
insufficient.	Additional	vents	should	be	
installed.	
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APPENDIX	-	STANDARD	TERMS	OF	ENGAGEMENT	
Terms	of	Engagement	

1)	You	may	cancel	this	contract	with	Damp	Surveys	Ltd	at	any	time	24	hours	before	the	time	

and	day	of	the	pre-arranged	inspection.		

	

2)	We	may	cancel	this	contract	at	any	time	including	the	day	of	the	inspection	if	we	determine	

after	arriving	on	site,	that	it	is	unsafe	or	that	we	do	not	have	sufficient	skills	to	complete	the	

exercise	for	you.	In	such	a	case,	we	will	refund	full	payment	less	our	travel	expenses.	

	

3)	You	are	engaging	Damp	Surveys	Ltd,	to	undertake	an	inspection	of	the	property	in	question	

at	a	pre-arranged	time	and	the	production	of	a	report	in	a	timely	fashion	thereafter.	We	will	

carefully	and	thoroughly	inspect	both	the	inside	and	outside	of	the	property	but	NOT	any	

outbuildings	unless	specifically	requested	to	do	so	in	writing.	

	

4)	Before	the	inspection,	but	after	the	appointment	has	been	made,	we	will	undertake	a	desk	

top	analysis	of	the	property	by	checking	various	different	websites	and	other	information	

sources	for	details	about	the	property	and	its	location.	

	

5)	Terms	of	Payment	–	we	only	accept	instructions	after	advance	payment.	

	

6)	Liability	–	our	report	is	provided	for	your	use	only	and	may	not	be	relied	upon	by	third	

parties	for	any	use.	

	

7)	We	are	often	unable	to	inspect	parts	of	the	structure	which	are	covered,	unexposed	or	

inaccessible,	and	are	therefore	unable	to	report	that	such	parts	are	free	from	defect.	We	may	

express	a	professional	opinion	as	to	the	likelihood	of	damp.		
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8)	No	disruptions	will	be	made	to	the	building’s	fabric	save	for	a	few	pin	sized	holes,	left	by	a	

measuring	device.	Access	hatches	and	inspection	chamber	lids	will	only	be	lifted	where	it	is	

easily	possible	to	do	so.	Floor	coverings	and	furniture	cannot	be	moved,	unless	we	have	the	

prior	written	consent	of	the	property	owner.	Floor	voids	will	only	be	inspected	if	access	panels	

permit.	If	there	is	a	covered	area	you	particularly	wish	us	to	investigate,	please	ensure	that	the	

owner	of	the	property	gives	us	prior	written	permission	to	uncover	it.	

	

	
Insurance	

For	peace	of	mind,	Damp	Surveys	Ltd	have	Public	Liability	insurance	of	£1,000,000	and	

Professional	Indemnity	insurance	of	£250,000	(annual	aggregate)	both	through	Hiscox.	

	

	
Quotations	

We	recommend	obtaining	three	quotes	for	any	significant	remedial	work.	We	are	happy	to	

review	your	quotes,	but	always	remain	independent	of	contractors.	


