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INTRODUCTION AND INSTRUCTION

We have been instructed by Mrs X to prepare an independent report on
the windows and condensation/dampness problems that have been
experienced since replacing the metal windows in XXXXXXXXX for&w
XXXXXXXXXXXXXXXXXX range windows.

We have carried out a visual inspection (non evasive) of. %perty
0N XXXXXXXXXXXXXX and we have had various corre ence and
phone calls with Mrs X since that date. Q

The weather was a cold winter’s day at the ti C@] e’inspection.

We are Independent Chartered Building Surveyors and professional
members of:-

The Royal Institution of Chartered Surveyors (RICS),
The Independent Surveyors and Valuers Association (ISVA),
And

Chartered Association of Building Engineers (CABE)

efwork has been carried out as per our standard Terms and

ditions 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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SITUATION AND DESCRIPTION

We were advised that the property was originally built in the XXXXXXXXX.
The building we believe is a concrete frame construction with solid
brickwork and painted render at ground floor level. It is likely to have a flat
roof (not seen). No details have been seen in relation to the construction of

the property. )\a

There is parking to the front of the property and a service road t@ide
adjacent to this apartment.

The front of the apartment is south facing, with the s@ west facing

and sits on the ground floor to the front and left han f the building.
There is a basement area with water tanks undig part of it and an
apartment underneath the remainder to the south. oilers are also located
in the basement area not too far away. \L,

The property has undergone external a@&nal refurbishment over a two
year period ending recently. C)

SYNOPSIS b'
)

We were advised that the XXXXXXXXXXXXXXXXXXXX range windows
were installed in X XXXXXXX that there have been problems with
condensation. Th widows are thin double glazed xxxxxxxxxxx metal
windows with -finished polyester powder coating.  The windows
replaced olde XXXXXxXX single glazed windows.

As We grs and it, the tenants have lived in the property for the past three
Y rs the older style windows, without any condensation or black mould
Iss

The windows were part of a major refurbishment, which took approximately
two years and included external and internal refurbishments ranging from
updating the building, such as re-wiring and removal of asbestos in
community areas, to improvements such as the new water tanks/booster tanks
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that have been situated in the basement underneath this property to give a
better water pressure to the top floor flats.

The tenants have advised Mrs X that they have had problems continually with
condensation/black mould since Xxxx. The tenants have used
dehumidifiers/air purifiers to help reduce problems with little benefit and Mrs
X has carried out investigations and discussions with XXXXXXXXXXXxX ang the
management company (see Appendices for further details).

Mrs X advises she has known the building for xx years (late @)Q@d has

managed/rented this apartment since XXXXXXXXXXXXXXX.
1.0) Overview Q

There are many factors that need to @%ﬁsidered when carrying out
building work to an existing building..

=

The building envelop%)’rﬁwction

Heating
3. Ventilati (b)‘\g)
. entilation
N

4, Applian@

A

5. Oc ional patterns/lifestyles

g, ocal climate

7. Landscape
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2.0)

3.0)
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Whole Building Solutions

We believe where work such as this has been carried out the whole
building solution needs to be considered by the design team /
management company.

o
Building Performance &\%

With regard to the building performance, gener hen you are
carrying out work to an older building you Io&be more energy
efficient, which we feel needs to be taken& nsideration in this
case by the design team / management co y. We would expect

things such as: LV
N

1. Insulation levels O

2. Controlled ventilation C)

3. Effective heating b’
s e B
. Environmen

AS

We expect t@ 0 be considered during this work.

N

A2
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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. As with
many buildings it is a combination of issues that we explain in further cletcil
within the main body of the report.

1.0) Windows .\%?

We believe by changing the windows the
property has moved from older style
single glazed metal XXXXXXXXXXXX, which
in our experience tend to warp and
deteriorate over the years and as suc
could be called leaky windows (we di
see these windows).

These have been rewﬁ with Condensation/water staining on the
XXXXXXXXXXXXXX range WindQWs without window sill

trickle vents which are ore airtight

and as such, perforr& y differently in

the building. 4}

The effect O&Jx these new windows would affect the property as a
whole, W% ve should have been discussed and explained.

)
N2
A2
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ACTION REQUIRED:

1. Confirmation whether xXXXXxXxxxxxxX considered the

windows to be installed.

2. Confirmation whether XxXxxXxxxxxxxxx recommended trickle

vents or not in this situation.

o

Trickle Vents Defined

Trickle vents allow a trickle of
air through, therefore
stopping/reducing the likelihood 4
of condensation occurring within(

TRICKLE VENTS IN WINDOWS
) Fresh
Trickle vent in S
window frame . N
\J

’ h |
Outside inside

s~ Weep/drain holes

P ©

15t | Associated.co.uk

the property.

3. Advise whether imp @o.ns of

Trickle vents

installing these \%ind were fully explained by the design

team / managem

xS

empany.

We feel th{@'é management company / designers / installers

should t@

given guidance with regard to the replacement of

windqws, explaining the advantages and disadvantages that

r

&Wndows.
\%
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2.0) Wider Implications

We would also recommend that the management company / designers /
installers of the refurbishment as a whole advise how they have
considered how their alterations of the property would perform.

You may now have a situation where interstitial CW%IOH IS
occurring within the walls.

For example:

3.0)

Interstitial condensation defined

This is where moisture is present
within the structure of a
building. The more moisture it
contains, the Dbigger the vapour\
pressure and the smaller amount
of moisture, the less wvapour

pressure. O °

TERSTI

b\
»

NI

Yy

'\"

vt b

"

S A

Associated 0o, uk

TION

Interstitial condensation

C

The risk with conde@pn and black mould

From what we Gngv&tand, after the installation of the windows your
tenants have onsiderable condensation and black mould.
Condensatj nd black mould can lead towards health problems for
those li @ln the property and as such, action needs to be taken to
eli the problems as soon as possible. We would initially
% nd with regard to your apartment the following work:

\ 1) Proposed work within your property

All rights reserved. Reproduction in any form without express written consent of 1stAssociated.co.uk is prohibited 15t

Installation of humidity controlled extract fans within the
kitchen and the bathroom and any humidity generating areas
such as areas where clothes are being dried.
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However we also feel you should discuss the cost implications
of these with the management company/designers/installers to
rectify a problem that has been created by the
refurbishment/windows, which we understand you had very little
guidance upon.

We would add that without carrying out further investigagions
(we carried out a one-off inspection) and better unde
the environment, it is difficult to be conclusive and, wg“fe
these investigations should be carried out by the
company.

Areas outside of your control OQIA)

Areas outside of your control which need the management
company/designers/installers hel&m.r

Regardless of what you do in )&’ apartment you also need to be
aware that outside factors@u'id be influencing the conditions

within your property for\iexample:
3.2.1) Installation of w@hnks / boilers in the basement

2
\%

The install t{@‘of water tanks and the boilers in the basement
could in@ humidity in these areas, which in turn could affect
your . This is an area that is partly below ground level and

s%@@g;from dampness.

YV ACTION REQUIRED: We would recommend that some

sort of humidity monitors are placed in this area with
automatic ventilation when they reach a certain level.
Again, this needs to be considered in the property as a
whole.
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3.2.2) Boilers

We understand that the central heating boilers are relatively
close by and installed within the basement.

ACTION REQUIRED: Further investigatio

recommended by the management company, ]
some type of humidity monitors need to be put i
this area, if it is not already, with automati
when it reaches a certain level. Again thisYeeds to be
considered in the property as a whole.

With regard to the controllablcj; the heating within
your apartment this also needs t investigated further.

X

3.3.3) Impact of surrounding apart

There will be an im acCgh surrounding apartments if they too
have not had simil ironmental assessments and review of
how their buildin performing.

N

3.3.4) Impact @fation on the property

that each of the apartments is unique due to its location
a@ any alterations that have been carried out and as such
Y&flutlons need to on apartment by apartment basis.

\% For example;

South facing rooms in your apartment will heat up during
the summer months.
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Your apartment has west facing areas which may have
heat loss from shadows being cast on this building and
also the direction they are positioned and lack of air
movement, i.e. to the side of your property.

Again further investigations needs to be carried out, specifically
relating to your property.

3.3.3) Limited investigations b%

We are aware that we have carried initi vestigations,
however we can see from what we have ca out that further
investigations are required and a better waderstanding of the
property as a whole is needed,mss the management
company/designers already hav above information. If they
do could they kindly forward @7 of any property survey they
have to us for further comment.

9,

SUMMARY UPON RE CTION

The Summary Up flection IS a second summary so to speak,
which is carrled en we are doing the second or third draft a few
days after the ﬁu aI survey, when we have had time to reflect upon
our thoug the property. We would add the following in this
mstanc

\%‘E a the following needs to be looked at and considered by the
ging agent/management company/designers of the project:

1 What XXXXXXXXXXXXXX consider to be best practice for this
property and has it been carried out?

ACTION REQUIRED:  XXXXXXXXXXXXX t0 provide an
independent report.
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2. A whole building approach to the environment considering such
things as:

TEMPERATURE GRADIENT &

2.1) Interstitial condensation and DEWPOINT
surface condensation / dew
point and cold bridgingand | . © ¥
humidity creating elements | ©
such as water tanks and heat - .
creating elements such as ' E—,—
boilers which are outside :

the control of the occupiers Tempzratu adient
of the building. an oint

2.2) Controlled ventilation (both Wi@Qe apartment and
throughout the building).

2.3) Efficiency, effectiveness an %ﬁrollability of the heating
system, both within the rtments and throughout the

building and how can tI@Jé improved?

ACTION REQ . Management company/designers
to provide evi@ and information with regard to how they
have consi the environment and performance of the
buildi @ whole and offer proposals with regard to how
conde%&on and the environment can be improved within
the4atividual apartments.

3. Indéi/qcnaent working party

ge would recommend that the owners/occupiers form an
% independent working party to give feedback on the problems and
\ help work with the management/designers to an acceptable

solution.
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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 QIA)

XXXXXXXXXXXXXXXXXXX QO

. 9,9,9,0,0,0,0,0,0,0.0.0.0.0.0,0.0,0,0,0,0,0.0¢

XXXXXXXXXXXXXXX Lr
XHXXXXXXXXXXXXX \
XHXXXXXHXXXXXXXXXXX ‘0’
XXXXKXXXXXXXXXXX O °
XXXXXXXXXXX Q

O

[
This Report is dated&xxxxxxxxxxxxxx

.\‘b
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LIMITATIONS

Specific Defects Report

1. Conditions of Engagement

Please note: references to the masculine include, where appropriate,Kme
feminine.

Subject to express agreement to the contrary (which in this parti,ﬁ%r ',ése has
been none) and any agreed amendments/additions (of which.dn\this particular
case there have been none), the terms on which the Suerr il undertake

the Specific Defects Report are set out below. O

Based upon a visual inspection as defined below the=Surveyor will advise the
Client by means of a written report as to his jon of the visible condition
and state of repair of the specific problem :@y blems only. In this instance
condensation and black mould. O .

2. The Inspection O

2.1 Accessibility and Voids)\g)

The Surveyor will Bﬁé&ﬁis report on a visual inspection and accordingly
its scope is Iimite()t does not include an inspection of those areas, which
are covered, @posed or inaccessible. Our visual inspection will relate
to the speﬁdefects shown to us only.

1.2 Flo%?

\g%%ave not opened up the floor structure. We have only carried out a
sual inspection and any conclusions will be based upon our best
assumptions.
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2.3 Roofs

The Surveyor has not inspected the roof.

2.4 Boundaries, Grounds and Outbuildings

The Surveyor has not inspected boundaries including the grom@ﬁd
outbuildings unless specifically stated (none stated). . %

No services inspected.

2.5 Services Q’%&N

2.6

Areas not inspected Q

The Surveyor will have only inspected Xe areas identified within the
report. His report will be based upon possible or probable defects based
upon what he has seen together @h’ his knowledge of that type of
structure. If you feel that any fﬁmer areas need inspection then please
advise us immediately. 8-

2.7 Specific Defects Rep%bt"\,q)

2.8

As this is a repo }bn a Specific Defect we do not offer any comment
or guidance reactive maintenance and/or planned or routine
maintenanc :

Whils have used reasonable skill and care in preparing this report, it
s%ﬁ be appreciated that the Chartered Surveyors cannot offer any
antee that the property will be free from future defects or that

g
XXisting defects will not suffer from further deterioration;
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3. Deleterious and Hazardous materials

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 jaigh
alumina cement (HAC) concrete has been used in the constructi d
that in such cases specific enquiries should be made or tests @aout
by a specialist.

&\
4, Contamination QIA)

The Surveyor will not comment upon the existen¢e-0f contamination as
this can only be established by appropriate kalists. Where, from his

local knowledge or the inspection onsiders that contamination
might be a problem, he should advise the importance of obtaining
a report from an appropriate specialist..

5. Consents, Approvals an Se@'nes

5.1 The Surveyor will as that the property is not subject to any
unusual or especiall ous restrictions or covenants which apply to
the structure or a’f& e reasonable enjoyment of the property.

S required have been obtained. In the case of new

other ¢
bui dinézg and alterations and extensions, which require statutory
onsa'ﬂs

5.2 The Surv@g‘ﬁ assume that all bye-laws, Building Regulations and

c or approval the Surveyor will not verify whether
5.3 consents have been obtained. Any enquiries should be made by
\ Client or his legal advisers.

5.3 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.
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5.4 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@ﬁy
expressly agreed disbursements in addition.

7. Restrictions on Disclosures 14)

7.1 This report is for the sole use of the Clle@Ponnectlon with the
property and is limited to the current b No responsibility is
accepted by the Chartered Surveyors if&ﬂj’outside these terms.

7.2 Should any disputes arise they will'.gvdealt with and settled under
English law; Q

7.3 This report does not fall u@;the Third Parties Rights Act.
8. Safe Working F’I& es

The Survey; Il follow the guidance given in Surveying Safely
issued bé@ oyal Institution of Chartered Surveyors (RICS).

9. DISW

\ Is is not a structural survey or building survey. This report looks at
one specific defect. We may mention other defects in passing but the
focus of the report is on the specific defect.
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