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1 Introduction1



You will find that the initial section of the report provides the specific details regarding your property, it’s style, 
construction type and general condition, followed by an in-depth external assessment. Thereafter, the internal 
room assessments are detailed, the causes of the issues with relevant photos taken attached to the report. 

Finally, you will find our detailed recommendations to correct and rectify, based on our findings. 

Survey Overview Description



Assess building. Instruction

SchoolUse of Property

N/AOccupants

DetachedProperty Style

1905Approximate Year of Construction

3Number of Floors

NoListed Building NoConservation Area

Solid BrickWall Construction and Covering

Tiled (Attention Req)Roof Construction inc Visual Condition

N/A

Historical Information

NoPlans Provided YesFull Access Provided

N/A

Comments

Property Details

Dislodged and slipped tiles. Guttering reached end of lifespan. Deteriorated windows and window sills. 
Eroded mortar joints. Spalled bricks. Unsuitable repointing. 

External Condition Summary

YesDPC in Place DPC Assumed but unable to seeDPC Type and Cond.

Various Air BricksVent Brick Details Attention RequiredGuttering Condition

N/A
External Fixtures Fittings

WoodenWindows & Doors Grass & ConcretePathways & Gardens

YesChimney Stacks Good ConditionCondition

NoWater Supply Checked Good ConditionDrainage

External Details

Client ABC

Address ABC

Survey Date 25 October 2021

Consulting Engineer Mohbin Malik MFPWS BSc (Hons)

2 Property Details



None

Other Specific Room Details

Solid Wall Construction hence no cavities. 

Property Insulation Details

Mould was found to be an issue in the rooms assessed. 

Specific Mould and Fungi Details

Condensation was found to be an issue in the rooms assessed. 

Specific Condensation Details

Other Details



This property is built using a solid construction, therefore It does not have a cavity to allow air circulation between 
wall skins, and to stop moisture migrating from the outer wall skin to the inner skin. 

Being of solid construction, it therefore has a requirement to breathe Internally and externally, in order to allow 
absorbed moisture during periods of inclement weather to evaporate thereafter. 

Utilising non breathable products such as masonry paints, cement mortars externally, or Gypsum plaster or dry 
lining Internally, will very much restrict if not stop the breathing process, and in turn trap moisture within the 
structure. Previous works or renovations may have been governed by Building Regulations, enforcing such 
materials, however this does not negate the issues and damage caused by such practices. 

The trapped moisture incurred, and in turn the resulting saturation, will Increase the rate of deterioration to the 
structural materials such as the brickwork and mortar, and also increase the risk of internal damp issues. 

3 Property Survey Details

Solid Wall Construction 



We initially assessed the exterior, and found significant dislodged and slipped tiles into the guttering across the 
roofs. This level of defect will allow water ingress and moisture to penetrate through and into the structure, which 
in turn will migrate down through the structure and saturate the bases. 

This will block the guttering causing rainwater to overspill and along the structure allowing moisture to penetrate 
through and into the structure, which in turn will migrate down through the structure and saturate the bases. 

We found that the guttering had reached the end of its lifespan. In various areas across the elevations, we found 
that it was leaking and aggravating the issues raised above. The timber base plate supporting the guttering had 
deteriorated intermittently throughout. 

We noted eroded mortar joints and spalled bricks directly beneath the guttering. 

3 Property Survey Details

Exterior Details 



We also noted spalled bricks and eroded mortar joints across the lower area of the elevations that is possibly age 
related, historical hit by damage and previous fixtures. This level of deterioration will allow moisture to penetrate 
through and into the structure, which in turn will migrate down through the structure and saturate the bases. 

We noted that the majority of the older windows had reached the end of their lifespan and require replacing. We 
also noted that the paint across the window sills was peeling away and we noted cracks in various areas. This 
level of deterioration will allow water ingress and moisture to penetrate through and into the structure, which in 
turn will migrate down through the structure and saturate the bases. 

We noted that repointing works had been undertaken across the elevations at some stage using non breathable 
cement based mortar. This will not allow for the wall to breathe and any water and moisture that has penetrated 
through the visible cracks and deteriorations will migrate down through the structure and aggravate the issues 
raised above. 

3 Property Survey Details

Exterior Details Continued 



We noted vegetation growing adjacent to the structure and across the roof in various areas. This will allow the 
excess water and moisture to penetrate through and into the structure that has not been absorbed by the 
vegetation, which in turn will saturate the bases. 

We used the drone to assess the roofs in more detail and found that the extent of water ingress is significant 
including on the flat roofs. 

This will saturate the timbers and thus it will be required to raise the roof tiles and assess the timbers in more 
detail. We suspect that at the very least some of the timbers beneath may need to be cut away, replaced and 
strengthened. The flat roof will need to be made good. 

We found that the elevations were structurally sound. We have found age related defects and deteriorations but 
that has not impacted the structural integrity.  
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Exterior Details Continued 
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Exterior Details Continued 
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Exterior Details Continued 



3 Property Survey Details

Drone Photos



3 Property Survey Details

Drone Photos Continued



3 Property Survey Details

Additional External Photos



Basements are known to have high moisture levels as intended and provided that the walls are able to breathe 
will allow much of it to escape but some residual moisture will remain. 

In the front basement (used as a boiler room to provide hot water and heating facilities for the front portion of the 
building), we noted the ceiling and walls were painted using non breathable masonry paint. This will trap the 
residual moisture as the walls are not able to breathe that will contain the penetrated and migrated moisture 
therefore increase moisture levels in the structure causing damp and deterioration as can be seen. 

The RD levels as expected were high and varied between 678 and 999 where obtained. The high moisture levels 
are a result of the defects noted externally and the internal factors noted above. 

The MC levels across the floor as expected were high and varied between 12% and 26% where obtained. The 
high moisture levels are a result of the defects noted externally and the internal factors noted above. 

3 Property Survey Details

Front Basement



We generally found that poor levels of maintenance and wrong marterials has caused surface deterioration. 
However the ceiling, walls and floor does appear structurally sound. 

3 Property Survey Details

Front Basement Continued



In the rear basement (used as a boiler room to provide hot water and heating facilities for the rear portion of the 
building), we noted the ceiling and walls were painted using non breathable masonry paint. This will trap the 
residual moisture as the walls are not able to breathe that will contain the penetrated and migrated moisture 
therefore increase moisture levels in the structure causing damp and deterioration as can be seen. 

The RD levels as expected were high but lower than the front basement and varied between 273 and 789 where 
obtained. The high moisture levels are a result of the defects noted externally and the internal factors noted 
above. 

The MC levels across the floor as expected were high and varied between 12% and 24% where obtained. The 
high moisture levels are a result of the defects noted externally and the internal factors noted above. 

We generally found that poor levels of maintenance and wrong marterials has caused surface deterioration. 
However the ceiling, walls and floor does appear structurally sound. 

3 Property Survey Details

Rear Basement



We found that the walls had been plastered using non breathable gypsum plaster. Although gypsum plaster is not 
totally unbreathable, it will very much restrict the essential breathing process of the solid walls. The additional 
products used over will further restrict the breathing process. 

3 Property Survey Details

Therapeutic Building



In the front office at ground floor level, we found that the ceiling generally appeared to be in a fair and reasonable 
condition. 

We noted damp staining, paint peeling and blistering on the lower area of the front wall that continued across the 
side wall adjoining the kitchen. This level of deterioration is a result of the defects noted externally and the non 
breathable finish applied internally has also contributed. 

The RD levels on the staining was up to 999 and reduced away where obtained. 

The windows were tested and found to be operating satisfactorily. 

The doors were tested and found to be operating smoothly and the locks were catching. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Front Office



In the kitchen, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable 
condition considering it’s age with no ongoing damp or structure related defects to note. 

The window was tested and found to be operating satisfactorily. 

The doors were tested and found to be operating smoothly and the locks were catching. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Kitchen



In the WC, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age with no ongoing damp or structure related defects to note. 

The door was tested and found to be operating smoothly and the lock was catching. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

WC



In the hall at ground floor level leading to the first floor, we found that the ceiling, walls and floor generally 
appeared to be in a fair and reasonable condition considering it’s age with no ongoing damp or structure related 
defects to note. General wear and tear was found. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Hall



In the rear office at ground floor level, we found that the ceiling, walls and floor generally appeared to be in a fair 
and reasonable condition considering it’s age with no ongoing damp or structure related defects to note. General 
wear and tear was found. 

The windows were tested and we found that the right was operating satisfactorily. We were unable to test the left 
window. 

The door was tested and found to be operating smoothly and the lock was catching. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Rear Office



In the front office at first floor level, we found that the ceiling, walls and floor generally appeared to be in a fair and 
reasonable condition considering it’s age with no ongoing damp or structure related defects to note. General 
wear and tear was found. 

The windows were tested and we found that they were operating satisfactorily.

The door was tested and found to be operating smoothly and the lock was catching. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

FF Front Office 1



In the rear office at first floor level, we found that the ceiling, walls and floor generally appeared to be in a fair and 
reasonable condition considering it’s age with no ongoing damp or structure related defects to note. General 
wear and tear was found. 

We were unable to test the window. 

The door was tested and found to be operating smoothly and the lock was catching. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

FF Rear Office



In the front office at first floor level, we found that the ceiling and floor generally appeared to be in a fair and 
reasonable condition considering it’s age with no ongoing damp or structure related defects to note. General 
wear and tear was found. 

We noted damp staining on the upper to mid level across the front wall in various areas. This level of deterioration 
is a result of defects noted externally. The RD levels on the staining was up to 679 and reduced away where 
obtained. 

The remaining areas of the front wall and remaining walls generally appeared to be in a fair and reasonable 
condition. 

The windows were tested and we found that they were operating satisfactorily.

The door was tested and found to be operating smoothly and the lock was catching. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

FF Front Office 2



3 Property Survey Details

Loft Photos



We found that the walls had been plastered using non breathable gypsum plaster. Although gypsum plaster is not 
totally unbreathable, it will very much restrict the essential breathing process of the solid walls. The additional 
products used over will further restrict the breathing process. 

We noted that some walls had been painted using non breathable paint. This will not allow for the walls to breathe 
and any moisture that has penetrated through will contain within the structure and cause deterioration internally 
and migrate down through the structure and saturate the bases. 

The front portion phase 1 has been closed off temporarily due to the level of deterioration found in various rooms. 

3 Property Survey Details

Front Phase 1



We found that the dining hall appears to have been one of the most affected. 

We found damp staining, paint peeling and blistering across the ceiling in various areas. The timbers supporting 
the roof had been exposed in 2 areas where it was found that the lower surface of the timbers have saturated. We 
noted that the deterioration extends along the solid walls (damp staining, paint peeling and blistering) and 
continued down through the structure and it is also evident from the condition that it has saturated the bases. 

We noted a pool of water across the floor near the left wall adjoining the kitchen. 

It is evident that the roof structure is failing to prevent water ingress, causing such levels of deterioration. 

The RD levels across the walls on the deterioration was up to 999 and MC levels up to 76% and reduced away 
where obtained. The MC levels across the floor where obtained varied between 19% and 100%. The high 
moisture levels are a result of the defects noted externally. 

3 Property Survey Details

Dining Hall



We have concluded that the roof area in the dining room does not appear to be structurally sound. Major 
refurbishment works will be required across the ceiling, walls and floor. 

3 Property Survey Details

Dining Hall Continued



3 Property Survey Details

Dining Hall Continued 



In room 30, we found damp staining across the ceiling adjacent to the rear wall and side wall adjoining the 
stairway. This level of deterioration is a result of the defects noted externally. We obtained high surface 
temperatures in this area via thermal imaging indicating that it is an ongoing issue. 

We also noted damp staining on the upper area of the front wall adjacent to the ceiling, above the left window. 
This level of deterioration is a result of the defects noted externally.

The remaining areas of the ceiling, walls and floor generally appeared to be in a fair and reasonable condition. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and we found to be operating satisfactorily.

3 Property Survey Details

Room 30



The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present. 
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Room 30 Continued



In room 31, we found paint peeling across various areas on the rear wall adjoining  the dining hall, in some areas 
across the front wall and across the side wall in the front store. This level of deterioration is a result of the defects 
noted externally. 

We found that the timber across the ceiling had been exposed in one area where they appear to be in a fair 
condition. 

The remaining areas of the ceiling, walls and floor generally appeared to be in a fair and reasonable condition. 

The RD levels across the walls where obtained were acceptable. 

The windows were tested and we found to be operating satisfactorily.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Room 31



We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present. 

3 Property Survey Details

Room 31 Continued



In room 32, we found damp staining and paint peeling across various areas on the walls. Mould formation was 
also present in various areas most prominent on the rear wall adjoining the dining hall adjacent to the door. The 
RD levels across the walls on the staining where possible to obtain were up to 554 and reduced away where 
obtained. This level of deterioration is a result of the defects noted externally. 

The windows were tested and we found to be operating satisfactorily.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present. 

3 Property Survey Details

Room 32
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Room 32 Continued



In room 33, found paint peeling along the left area of the front wall and continuing along the left wall adjoining 
room 32. This level of deterioration is a result of the defects noted externally. 

We found that the timber across the ceiling had been exposed in one area where they appear to be in a fair 
condition. 

The remaining areas of the ceiling and walls generally appeared to be in a fair and reasonable condition with wear 
and tear to note. 

The RD levels across the walls where obtained were acceptable. 

The windows were tested and we found to be operating satisfactorily.

The doors were tested and found to be operating smoothly. 

3 Property Survey Details

Room 33



We tested the floor and found that it was not sound and level underfoot. We noted that the timber boarding 
across the floor was partially exposed and found to have rot. This level of deterioration is a result of the defects 
noted externally. 

We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present.

The MC levels across the floor on the deterioration was up to 23% and reduced away where obtained. The high 
moisture levels are a result of the defects noted externally migrated from the front wall. 

3 Property Survey Details

Room 33 Continued 



In room 34, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age with no ongoing damp or structure related defects to note. General wear and tear was found. 

The windows were tested and we found that they were operating satisfactorily.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Room 34



In room 35, we found that the ceiling had been exposed and there was damp staining across the ceiling and walls 
nearby. We believe that there was a historic leak that caused this level of deterioration as the RD levels on the 
staining were acceptable indicating that it is not an ongoing issue. 

The remaining areas of the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age with no ongoing damp or structure related defects to note. General wear and tear was found. 

The windows were tested and we found that they were operating satisfactorily.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Room 35



In the front hall, we not damp staining across the ceiling directly in front of the door leading to room 35. We 
believe that there was a historic leak that caused this level of deterioration as the RD levels on the staining were 
acceptable indicating that it is not an ongoing issue. 

We found damp staining across the ceiling adjacent to the rear wall adjoining the dining hall. This level of 
deterioration is a result of the defects noted externally. We obtained high surface temperatures in this area via 
thermal imaging and RD levels were up to 999 on the staining indicating that it is an ongoing issue. 

The timbers supporting the roof had been exposed in one area near the rear wall adjoining the dining hall where it 
was found that the lower surface of the timbers have saturated. We noted that the deterioration extends along the 
adjacent solid wall (damp, paint peeling and blistering) and continued down through the structure. 

The doors were tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Hall



In room 36, we found damp staining, paint peeling and blistering across the ceiling in various areas. The timbers 
supporting the roof had been exposed in 1 area where it was found that the lower surface of the timbers have 
saturated. This level of deterioration is a result of the defects noted externally. 

We noted paint peeling from the walls in various areas. This level of deterioration is a result of the defects noted 
externally. 

The RD levels across the walls where obtained were acceptable. 

The RD and MC levels across the floor where obtained were acceptable. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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Room 36



In room 37, we found damp staining, paint peeling and blistering across the ceiling and walls in various areas 
most prominent across the front wall adjoining the dining hall and side wall adjoining room 38. The timbers 
supporting the roof had been exposed in 1 area where it was found that the lower surface of the timbers have 
saturated. This level of deterioration is a result of the defects noted externally. 

We noted paint peeling from the walls in various areas. This level of deterioration is a result of the defects noted 
externally. 

The RD levels across the walls on the staining and deterioration was up to 999 and reduced away where 
obtained. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and we found to be operating satisfactorily.

The door was tested and found not to be operating smoothly and requires replacing. 
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Room 37



The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present.

3 Property Survey Details

Room 37 Continued



In room 38, we found damp staining, paint peeling and blistering across the ceiling and walls in various areas 
most prominent across the front wall adjoining the dining hall and side wall adjoining room 37. The timbers 
supporting the roof had been exposed around this area where it was found that the lower surface of the timbers 
have saturated. This level of deterioration is a result of the defects noted externally. 

We noted paint peeling from the walls in various areas. This level of deterioration is a result of the defects noted 
externally. 

The RD levels across the walls on the staining and deterioration was up to 999 and reduced away where 
obtained. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and we found to be operating satisfactorily.

The door was tested and found to be operating smoothly. 
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Room 38



The floor where tested was not found to be sound and level underfoot. Saturation is evident that has caused 
deterioration to the floor resulting in undulation. 

We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present.
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Room 38 Continued



In room 39, we noted paint peeling from the walls in various areas. This level of deterioration is a result of the 
defects noted externally. 

The RD levels across the walls where obtained were acceptable, however the RD levels were up to 546 at low 
level across the external wall in various areas. The high moisture levels are a result of the defects noted externally. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and we found to be operating satisfactorily.

The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present.
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Room 39



In room 40, we noted damp staining across the ceiling adjacent and near the front wall adjoining the dining hall 
and paint peeling across the front wall in various areas. This level of deterioration is a result of the defects noted 
externally. 

The RD levels across the walls where obtained were acceptable, however the RD levels were up to 788 at low 
level across the front wall in various areas. The high moisture levels are a result of the defects noted externally. 

The MC levels across the floor where obtained were acceptable. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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Room 40



We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present.
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Room 40 Continued



In the kitchen, we noted damp staining across the ceiling adjacent and near the side wall adjoining the dining hall 
and paint peeling across the side wall in various areas. This level of deterioration is a result of the defects noted 
externally. 

The RD levels across the walls was up to 999 on the deterioration and reduced away where obtained. The high 
moisture levels are a result of the defects noted externally. 

The MC levels across the floor was up to 22% adjacent to the side door leading to the dining hall and reduced 
away where obtained. The high moisture levels are a result of the defects noted externally. 

The windows were tested and we found to be operating satisfactorily.

The doors were tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot, however saturation is evident and replacement 
required. 
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Room 24



In the side hall leading to the side exit, we noted damp staining, paint peeling and blistering across the ceiling 
around the skylight and towards the rear wall. We also noted that deterioration had extended along the rear wall. 
It is evident that the flat roof above is failing and causing water ingress and moisture to penetrate through and into 
the structure, which in turn is migrating down through the structure. 

The RD levels across the walls on the deterioration were up to 742 and reduced away where obtained. The high 
moisture levels are a result of the defects noted externally. 

The MC levels across the floor where obtained were acceptable. 

The doors were tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Hall



We noted mould formation in the store room across the walls where the RD levels were up to 999 and MC levels 
were up to 66% and reduced away where obtained. The high moisture levels are a result of the defects noted 
externally that is cooling the wall. There is moisture contained within the structure from the created airborne 
moisture and the internal finishes are not allowing for the walls to breathe therefore causing mould formation.

3 Property Survey Details

Hall Continued 



In the storage room, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable 
condition considering it’s age. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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Store



We found that the walls had been plastered using non breathable gypsum plaster. Although gypsum plaster is not 
totally unbreathable, it will very much restrict the essential breathing process of the solid walls. The additional 
products used over will further restrict the breathing process. 

We noted hairline cracking running across the ceiling in various rooms within the cloak area. We believe this level 
of cracking is caused by natural settlement and the defects noted externally may have contributed. We do not 
find this to be of major concern at this stage as it is very common to find and expected when settlement is 
present, however the roof covering must be addressed. 
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Cloak - Rooms 26 - 29



In the hall, we noted damp staining, paint peeling and blistering across the ceiling near the entry. We also noted 
that deterioration had extended along the side wall near the entry. It is evident that the flat roof above is failing 
and causing water ingress and moisture to penetrate through and into the structure, which in turn is migrating 
down through the structure. 

The RD levels across the side wall adjacent to the entry on the deterioration were up to 999 where obtained. The 
high moisture levels are a result of the defects noted externally. 

The RD levels across the remaining walls in the hall where obtained were acceptable.

The MC levels across the floor where obtained were acceptable. 

The door leading to the hall was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Cloak Hall



The timber joists had been exposed in one area in the hall where it was found that water ingress is present as the 
saturation is clearly visible. 

3 Property Survey Details

Cloak Hall Continued 



In the cloak room, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable 
condition considering it’s age. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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Room 26



In this cupboard, we found that the ceiling and walls generally appeared to be in a fair and reasonable condition 
considering it’s age. 

It found water pooling across the floor. The water collected in this area is ingress from the failing roof that has 
migrated down through the structure and saturated the bases.

The RD levels across the walls at high and mid levels where obtained were acceptable. The RD levels at low 
levels were up to 349 where obtained. The high moisture levels are a result of the defects noted externally. 

The MC levels across the floor varied between 14% and 100%. The high moisture levels are a result of the 
defects noted externally. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Under Stairs Cupboard



In this store, we noted that the timbers supporting the roof had been exposed in 1 area where it was found that 
the lower surface of the timbers have saturated. We noted that the deterioration extends across the floor. This 
level of deterioration is a result of the defects noted externally. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor on the staining was up to 25% and reduced away where obtained. The high 
moisture levels are a result of the defects noted externally. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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Room 27



In this store, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The window was tested and found to be operating smoothly.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In this store, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In the hall leading to rooms 50, 51 and 52, we noted damp staining, paint peeling and blistering across the ceiling 
in various areas. We also noted that the deterioration extends along the walls (damp staining, paint peeling and 
blistering) and continued down through the structure and it is also evident from the condition that it has saturated 
the bases. 

The RD levels across the walls on the deterioration was up to 999 and reduced away where obtained. The MC 
levels across the floor at ground floor and first floor levels where obtained varied between 11% and 26%. We 
obtained highest MC levels adjacent to the solid walls. The high moisture levels are a result of the defects noted 
externally. 

We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present.
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In room 50, we found that the ceiling and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

We noted blown plaster, paint peeling and blistering across the rear wall behind the radiator (underneath the 
window sill). This level of deterioration is a result of the defects noted on the window sill and brickwork beneath 
allowing water ingress and moisture to penetrate through and into the structure. The RD levels on the 
deterioration was up to 760 and reduced away where obtained. 

The RD levels across the remaining walls where obtained were acceptable. 

The RD levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 51, we noted damp staining across the ceiling on the front valley area. This level of deterioration is a 
result of the failing roof covering allowing water ingress. 

We also noted damp staining, paint peeling and blistering across the solid walls in various areas. This level of 
deterioration is a result of the defects noted externally. 

The RD levels across the walls on the deterioration was up to 999 and reduced away where obtained. The RD and 
MC levels across the partition walls where obtained were acceptable. 

The RD levels across the floor was up to 323 adjacent to the front wall and reduced into the room where 
obtained. The high moisture levels are a result of the defects noted externally that has migrated down through the 
structure and saturated the bases. 

The windows were tested and found to be operating smoothly.

The door was tested and found to be operating smoothly. 
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The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the ceiling in various areas. We believe this level of cracking is caused 
by natural settlement and the defects noted externally may have contributed. We do not find this to be of major 
concern at this stage as it is very common to find and expected when settlement is present, however the roof 
must be addressed. 
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We found that room 49 appears to have been the next most affected. 

We found damp staining, paint peeling and blistering across the ceiling in various areas. The timbers supporting 
the roof had been exposed in 1 area where it was found that the lower surface of the timbers have saturated and 
2 storage containers were stored beneath to collect the rainwater leaking through the roof. We noted that the 
deterioration extends along the steel stud walls (damp staining, paint peeling, blistering and mould formation) and 
continued down through the structure and it is also evident from the condition that it has saturated the timber 
floor bases. 

The RD levels across the walls on the deterioration was up to 999 and MC levels up to 66% and reduced away 
where obtained. The RD levels across the floor was up to 60% where the ceiling has been exposed and the RD 
levels were up to 549 and reduced away where obtained. The high moisture levels are a result of the defects 
noted externally. 

It is evident that the roof structure is failing to prevent water ingress, causing such levels of deterioration. 
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In room 41 (female toilets), we found that the ceiling, walls and floor generally appeared to be in a fair and 
reasonable condition considering it’s age. General wear and tear was noted. 

We noted damp staining on the corner of the ceiling near room 42 where surface moisture temperature were 
acceptable indicating that it is historic. 

The RD and MC levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Room 41



3 Property Survey Details

Room 41 Continued 



In room 42, we found watermarks across the floor. We were informed that the toilet when it was in use would 
regularly get blocked and overspill causing flooding. The has resulted in increased RD levels across the lower 
area of the side external wall and increase MC levels across the floor. The toilet and drainage facilities will need to 
be investigated and corrected in order to eliminate this issue. 

We noted mould formation across the ceiling in various areas. This level of deterioration is due to high moisture 
levels in the room that has occurred from the created airborne moisture. There is insufficient extraction of the 
created airborne moisture allowing it to migrate onto cold surfaces and causing mould formation as can be seen.

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 
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In room 43, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

We noted mould formation across the ceiling in various areas. This level of deterioration is due to high moisture 
levels in the room that has occurred from the created airborne moisture. There is insufficient extraction of the 
created airborne moisture allowing it to migrate onto cold surfaces and causing mould formation as can be seen.

The RD and MC levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Room 43



In the rooms within room 23 (excluding rear store room), we found that the ceiling, walls and floor generally 
appeared to be in a fair and reasonable condition considering it’s age. General wear and tear was noted. 

In the rear store room, found damp staining, paint peeling and blistering across the ceiling adjacent to the front 
wall adjoining the kitchen. We noted that the deterioration extends along the front wall (damp staining, paint 
peeling, blistering and mould formation) and continued down through the structure and it is also evident from the 
condition that it has saturated the timber floor bases. The RD levels across the wall on the deterioration was up to 
999 and MC levels up to 63% and reduced away where obtained. The MC levels across the floor 100% adjacent 
to the front wall and reduced away where obtained. The high moisture levels are a result of the defects noted 
externally. 

It is evident that the roof structure is failing to prevent water ingress, causing such levels of deterioration. 

The RD levels across the remaining walls where obtained were acceptable. 
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The MC levels across the floor in the other rooms where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The doors were tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 22, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The floor where tested was found to be sound and level underfoot. 
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In the main hall within phase 1, we found damp staining, blown plaster, paint peeling and blistering across the 
ceiling in various areas near the entrance to the dining hall. The timber joists had been exposed in this areas 
where it was found that the lower surface of the timbers have saturated. We noted that the deterioration extends 
along the side wall (paint peeling and blistering) and continued down through the structure and it is also evident 
from the condition that it has saturated the bases. We found a contained stored directly beneath collecting the 
water leaking through the ceiling. 

It is evident that the roof structure is failing to prevent water ingress, causing such levels of deterioration. 

The RD levels across the side wall on the deterioration was up to 999 and MC levels up to 100% and reduced 
away where obtained. The MC levels across the floor around the stored container varied between 17% and 21% 
and reduced away where obtained. The high moisture levels are a result of the defects noted externally. 

The condition of the ceiling, walls and floor appeared to improve towards the reception and first floor level where 
age related wear and tear was noted. 
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In room 45, we found that the ceiling, majority walls and floor generally appeared to be in a fair and reasonable 
condition considering it’s age. General wear and tear was noted. 

We noted paint peeling and blistering across the right area of the side external wall adjacent to the server room 
(card not allowing access into the server room). The RD levels on the deterioration was up to 999 and reduced 
away where obtained. The MC levels were up to 18% and reduced away where obtained. The high moisture 
levels are a result of the defects noted on the elevation and window sill. 

The RD levels across the remaining walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The door was tested and found to be operating smoothly. 
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The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the walls on the cornice and continuing along the junctions 
intermittently throughout. We believe this level of cracking is caused by natural structural movement and the 
defects noted externally may have contributed. We do not find this to be of major concern at this stage as it is 
very common to find and expected when structural movement is present.
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In room 46, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD and MC levels across the walls where obtained were acceptable. 

The RD and MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The doors were tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the ceiling and at junction with the walls running intermittently 
throughout. We believe this level of cracking is caused by natural structural movement and the defects noted 
externally may have contributed. We do not find this to be of major concern at this stage as it is very common to 
find and expected when structural movement is present.
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In room 47, we noted damp staining, paint peeling, blistering and blown plaster across the ceiling in room 48 
adjacent to the side external walls and further deterioration extending along the respective walls. Similar levels of 
deterioration was also noted in room 47 near the staircase and in the front right store across the front wall. 

It is evident that the flat roof structure is failing to prevent water ingress, causing such levels of deterioration. 

The RD levels across the walls on the deterioration was up to 999 and MC levels up to 34% and reduced away 
where obtained. The high moisture levels are a result of the defects noted externally. 

The RD and MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The doors were tested and found to be operating smoothly. 
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The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the ceiling and at junction with the walls running intermittently 
throughout. We believe this level of cracking is caused by natural structural movement and the defects noted 
externally may have contributed. We do not find this to be of major concern at this stage as it is very common to 
find and expected when structural movement is present.
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We found that the walls had been plastered using non breathable gypsum plaster. Although gypsum plaster is not 
totally unbreathable, it will very much restrict the essential breathing process of the solid walls. The additional 
products used over will further restrict the breathing process. 

We noted that some walls had been painted using non breathable paint. This will not allow for the walls to breathe 
and any moisture that has penetrated through will contain within the structure and cause deterioration internally 
and migrate down through the structure and saturate the bases. 
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In the reception, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable 
condition considering it’s age. General wear and tear was noted. 

The RD and MC levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows was tested and found to be operating smoothly.

The doors were tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 21, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 20, we found that the ceiling and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

We noted blown plaster, paint peeling and blistering on the lower area of the rear wall adjoining room 19. This 
level of deterioration is a result of a leak from the WC in the adjoining room. There is residual moisture contained 
within the structure. The RD levels on the deterioration was up to 999 and reduced away where obtained. 

The remaining areas of the rear wall and remaining walls generally appeared to be in a fair and reasonable 
condition. General wear and tear was noted. 

The RD levels across the remaining walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The doors were tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 19 (female toilets), we noted blown plaster, paint peeling and blistering on the lower area of the front wall 
adjoining room 20 adjacent to the side external wall. We believe that this level of deterioration is caused by a 
historic leak from the WC that has been rectified, however structural dehumidification was not undertaken. There 
is residual moisture within the structure that is unable to breathe out due to the non breathable finishes applied 
internally. The RD levels on the deterioration across the front wall was up to 999 and reduced away where 
obtained. 

The ceiling, remaining areas of the front wall, remaining walls and floor generally appeared to be in a fair and 
reasonable condition. General wear and tear was noted. 

The RD levels across the remaining walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The window was tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 
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In room 18 (male toilets), we found that the second WC from the side external wall was leaking and water was 
pooling across the floor. Rectification works are currently being undertaken. 

We found that the ceiling and walls generally appeared to be in a fair and reasonable condition considering it’s 
age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor (away from the pooling) where obtained were acceptable. 

The window was tested and found to be operating smoothly.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 1, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD and MC levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 2, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD and MC levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly.

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the rear wall approximately 1m from the side external wall that 
continues along and across the ceiling at the junction intermittently throughout. We believe this level of cracking is 
caused by natural structural movement. We do not find this to be of major concern at this stage as it is very 
common to find and expected when structural movement is present.
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In room 3, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 4, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In the hall leading to the play hall up to first floor level, we found that the ceiling, walls and floor generally 
appeared to be in a fair and reasonable condition considering it’s age. General wear and tear was noted. 

The RD and MC levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The door leading to the play hall was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In this room, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The RD levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In the kitchen, we found that the ceiling and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

We noted hairline cracking opening up to 12mm running across the front wall adjoining the Regional Director’s 
office around the door and continuing towards and along the side wall adjoining the hall. We believe this level of 
cracking is caused by floor settlement. Plasterboards are not flexible and any movement or settling will cause 
cracking. We would advise that this is monitored and if it reappears after undertaking the works recommended, 
we advise the carpet is raised and the joists are exposed to assess and correct where required. 

The remaining walls generally appeared to be in a fair and reasonable condition considering it’s age. General wear 
and tear was noted. 

The RD and MC levels across the walls where obtained were acceptable. 

The RD levels across the floor where obtained were acceptable. 
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The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 54 (Regional Director’s office), we found that the crack extends through the wall that was noted in the 
kitchen and runs symmetrically and continues towards the ceiling and running across the junctions. We do not 
find this to be of major concern at this stage as it is very common to find and expected when structural 
movement is present.

The remaining walls generally appeared to be in a fair and reasonable condition considering it’s age. General wear 
and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The RD levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In the play hall, we noted paint peeling across the side external wall directly where deterioration was noted behind 
the downpipe externally. The RD levels on the deterioration was up to 999 and reduced away where obtained. 
There is residual moisture in the structure and the non breathable internal finishes is not allowing for the wall to 
breathe. It appears that works were undertaken to prevent water from over spilling from the hopper and along the 
structure by way of applied expanding foam around the void. We find this to be a temporary short term fix. 

We also noted damp staining, paint peeling and blistering across the ceiling near rooms 6, 7 and 52 and some of 
the deterioration continues along the walls of rooms 6, 7 and 8. The RD levels on the deterioration were 
acceptable and the surface moisture levels obtained via thermal imaging were also acceptable indicating that loot 
leak is not ongoing and historic. 

The remaining areas of the ceiling, remains walls and floor generally appeared to be in a fair and reasonable 
condition considering it’s age. General wear and tear was noted. 

The RD levels across the remaining walls where obtained were acceptable. 
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The MC levels across the floor where obtained were acceptable. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 5, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The doors were tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 6, we noted damp staining, paint peeling and blistering across the ceiling in various areas. We found high 
surface moisture levels via thermal imaging indicating that the roof and guttering are failing from preventing water 
ingress and this is an ongoing issue. 

We found that the walls and floor generally appeared to be in a fair and reasonable condition considering it’s age. 
General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 7, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 8, we noted damp staining across the ceiling in various areas. We found high surface moisture levels via 
thermal imaging indicating that the flat roof is failing from preventing water ingress and this is an ongoing issue. 
There were open joints noted in various areas across the flat roof requiring correcting. 

We found that the walls and floor generally appeared to be in a fair and reasonable condition considering it’s age. 
General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 9, we noted damp staining across the ceiling adjacent to the front and side external wall that continues 
along the respective walls. We found high surface moisture levels via thermal imaging and the cause is the 
guttering. It has reached the end of its lifespan and requires replacing to a modern standard. Spalled bricks and 
eroded mortar joints were noted externally in this area.

We found that the remaining areas of the ceiling, remaining walls and floor generally appeared to be in a fair and 
reasonable condition considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 
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The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the ceiling and at junction with the external walls running intermittently 
throughout. We believe this level of cracking is caused by natural structural movement and the defects noted 
externally may have contributed. We do not find this to be of major concern at this stage as it is very common to 
find and expected when structural movement is present.
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In room 10, we noted damp staining across the ceiling adjacent to the rear wall that continues along the rear wall. 
We found high surface moisture levels via thermal imaging and the cause is the guttering. It has reached the end 
of its lifespan and requires replacing to a modern standard. Spalled bricks and eroded mortar joints were noted 
externally in this area.

We found that the remaining areas of the ceiling, remaining walls and floor generally appeared to be in a fair and 
reasonable condition considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 
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The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the ceiling and at junction with the rear wall running intermittently 
throughout and continuing across the right wall. We believe this level of cracking is caused by natural structural 
movement and the defects noted externally may have contributed. We do not find this to be of major concern at 
this stage as it is very common to find and expected when structural movement is present.
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In room 11, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 12, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 13, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

3 Property Survey Details

Room 13



In room 14, we noted damp staining across the ceiling adjacent to and near the front wall adjoining the play hall 
and further deterioration was noted along the front wall above the window where paint was peeling. We found 
high surface moisture levels via thermal imaging in this area. This level of deterioration is a result of the defects 
noted externally across the roof.

We found that the remaining areas of the ceiling, remaining walls and floor generally appeared to be in a fair and 
reasonable condition considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 
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The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the ceiling and at junction with the walls running intermittently 
throughout. We believe this level of cracking is caused by natural structural movement and the defects noted 
externally may have contributed. We do not find this to be of major concern at this stage as it is very common to 
find and expected when structural movement is present.
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In room 15, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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In room 16, we noted damp staining across the ceiling in various areas, most prominent near the front wall 
adjoining the play hall. We obtained acceptable moisture surface temperatures via thermal imaging indicating that 
the issue is not ongoing and historic. 

We found that the remaining areas of the ceiling, walls and floor generally appeared to be in a fair and reasonable 
condition considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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Room 16



In room 17, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The MC levels across the floor where obtained were acceptable. 

The windows were tested and found to be operating smoothly. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 

We noted hairline cracking running across the ceiling at junction with the walls running intermittently throughout. 
We believe this level of cracking is caused by natural structural movement and the defects noted externally may 
have contributed. We do not find this to be of major concern at this stage as it is very common to find and 
expected when structural movement is present.
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In room 44, we found that the ceiling, walls and floor generally appeared to be in a fair and reasonable condition 
considering it’s age. General wear and tear was noted. 

The RD levels across the walls where obtained were acceptable. 

The RD levels across the floor where obtained were acceptable. 

The door was tested and found to be operating smoothly. 

The floor where tested was found to be sound and level underfoot. 
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Site Manager’s old office. Goods stored. No access. 

3 Property Survey Details

Room 25
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Moisture levels have been obtained where accessible, and we have relied on RD Relative Damp levels, and MC 
Moisture Content levels. Without intrusive methods, we were unable to assess deep beneath floor boards, or 
behind dry lining or similar. 

The RD levels use radio frequency to ascertain the moisture 20mm within the wall or floor being assessed. This 
allowed us to ascertain the pattern of moisture. 0-169 = Acceptable, 170-199 = Risk Of Damp, 200-999 = Varying 
Levels Of Damp. 

The MC levels are percentage of moisture within the material being assessed, but are recorded on the surface of 
the wall or floor. 

Thermal Imaging was undertaken, which assesses the radiated  temperature emitted from the surface of the walls 
or floors being assessed. The surface temperature is affected by the moisture within the structure, and therefore 
areas of saturation which are not necessarily highlighted at surface level within the walls or floor have been 
highlighted.  To the right of the image the temperature scale for the area assessed is indicated.
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As a property ages, the level of absorbed moisture increases within the structure. This is the result of airborne 
moisture being created by processes such as cooking, bathing and the drying of clothes, which in turn causes 
condensation. 

The moisture is absorbed into the structural materials such as plaster, bricks and block work, and despite 
breathing, evaporation and extraction, a certain amount will remain as residual moisture. Over the decades the 
residual level will increase, unless mechanical drying is undertaken such as Dehumidification. 

Therefore an increased moisture level will be expected within a property, dependant on it’s age, and therefore 
slightly increased levels will be recorded as acceptable. 
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Mould is very often incorrectly related to damp, when in fact it is the result of warm airborne moisture that 
condenses and in turn mould is formed. 

Warm airborne moisture is created when such things as cooking, bathing and the drying of clothes are 
undertaken. The warm airborne moisture travels around a property, and condenses on cold surfaces (such as a 
damp wall or windows where the temperature is lower and closer to the dew point temperature), or in areas where 
it has become trapped (such as wardrobes or behind furniture Items), allowing time for it to cool and condense.

The levels of airborne moisture and condensation are much increased when extraction rates are poor, and the 
correct ventilation is not applied. 
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The recommendations that have been Included, are in line with the original construction, and have been made to 
correct the issues that are being experienced with regard to damp, condensation and/or mould based on the 
results of the survey undertaken. 

Certain aspects of building works including renovations or repairs, are regulated by the current building 
regulations (Building Regulations 2010), and we recommend that you ensure the contractor employed to 
undertake the works, ensures that the regulations are fully adhered to. 

For more information see www.planningportal.co.uk

Due to the interpretation of the regulations differing in many regions, and the feasibility of different properties 
varying, we recommend that your local Building Control Officer is consulted prior to any works commencing, 
should there be an uncertainty with the proposed works. 
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It should be noted that when moisture penetrates a structure at a higher level, the moistures natural migration 
path is downwards to the lower floors, and ultimately the ground floor, as opposed to horizontally into the 
property. Therefore deterioration on the upper levels of the property, will have a direct negative impact on the 
floor(s) beneath. 
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4 Recommendations

In order to rectify the current issues, we recommend that the following works and rectifications are undertaken.

1. We recommend that the roof tiles are raised and felt is inserted across the roof structures ensuring that it 
extends into the guttering. The roof tiles can thereafter be fixed back or replaced. Any lead work should also be 
corrected at this stage. 
2. We recommend that the flat roofs are made good in order to prevent water ingress and moisture to penetrate 
through and into the structure. 
3. Due to the level of deterioration, we recommend that the guttering is fully replaced with a modern uPVC type 
including soffit and fascia boards, in order to stop further leakage and saturation to the structure. 
4. We recommend that the deteriorated and unsuitable pointing across the elevations are raked out, and 
repointed using a breathable lime based mortar. Any bricks found to be cracked, damaged, eroded by 10% or 
more, porous or blown due to moisture absorption, should be replaced.
5. We recommend that the areas where cables are running through the structure are sealed using a suitable 
external sealant to prevent water ingress and moisture penetration. 
6. We recommend that the deteriorated windows are replaced. Thereafter the windows should be prepared, 
decorated using a suitable external protective and the windows should be sealed using a suitable external 
sealant. 
7. We recommend that the cracks in the window sills should be raked out and repaired using a cement mortar. 
Thereafter the sills should be prepared and decorated using a suitable external protective paint. 
8. We recommend that the vegetation growing adjacent to the structure is removed with care and the area is filled 
with cement mortar to prevent future growth. 
9. We recommend the paint on the brickwork noted across the walls in the basement and rooms is carefully 
removed using a suitable paint stripping solution, gel or paste. Any deteriorated pointing found beneath is raked 
out, and repointed using a breathable lime based mortar. Any bricks found to be cracked, damaged, eroded by 
10% or more, porous or blown due to moisture absorption, should be replaced. The walls should be plastered 
using a breathable lime plaster. Thereafter a breathable decor such as a clay based paint should be used. 
10. We recommend that the gypsum plaster on the solid walls is replaced using a breathable lime plaster. 
Thereafter a breathable decor such as a clay based paint should be used. 
11. We recommend that an extractor fan with a humidistat is installed in all kitchens, and thereafter the door is 
kept closed during and after cooking, in order to contain the created airborne moisture, and allow it to be 
extracted. 
12. We recommend that an extractor fan with a humidistat is installed in the basements. 
13. We recommend that an extractor fan with a humidistat is installed in rooms 18, 19, 41, 42 and 43.
14. We recommend that trickle vents are installed on the windows and doors for ventilation and ensure that it 
remains open at all times. 
15. Where indicated as having increased moisture levels, we recommend that the suspended floor covering is 
raised in order to expose the timbers beneath. Any deteriorated timbers should be cut out, ensuring 1m of 
acceptable timber is also removed, and thereafter replaced using suitable treated timber, and joist hangers where 
required. 
16. We recommend that the insulation in the loft in the Therapeutic Building is topped up to achieve a minimum 
270mm thickness in order to meet building regulations. 
17. We recommend that the cracks noted on the internal walls on flat surfaces are raked out, filled with joint 
compound, corrected and painted.
18. We recommend that the shrinkage cracking noted between joints are raked out, jointing tape is applied over, 
thereafter it is acceptable to skim and paint over.
19. On completion of works, we recommend that structural dehumidification is undertaken in order to accelerate 
the drying process of the structure.

We highly recommend that a delta membrane type system is installed in the basements in order to be able to 
completely eliminate the damp issue at lower ground level. Breathable render, plaster, paint etc. will help reduce 
the level of damp and residual moisture within the structure but it will not completely eliminate it. 

The results of this survey were based on the information and survey data obtained whilst on site, and we believe 
that this is a true and accurate assessment of the property and any issues or defects located within it, or found 
externally.  The recommendations have been based on the survey data that we have obtained, and the detailed 
assessment of the property externally and internally. This combined with the Surveyors decades of experience, 
have allowed us to provide what Alpine Surveys believe to be the necessary requirements to correct the defects 
and deterioration located.



Signed: Mohbin Malik MFPWS BSc (Hons)
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