.

RICS Foundations
Presentation
Defects in Cavity Walls

Property Care Association
Formerly known as;
British Wood Preserving & Damp-proofing Association (BWPDA)
(founded in 1930)
PCA is the premier trade body for the structural waterproofing,
moisture related problems in buildings, timber preservation and
structural maintenance industry in the UK

PCA Activities
Industry representation and technical support for anyone concerned with the
following aspects of property repair:
• Water ingress
• Damp
• Condensation
• Structural damage
• Insect attack
• Fungal decay
• Structural waterproofing
• Flood remediation
• Invasive weeds

1

.

Intro
• PCA members must demonstrate
technical competence and attain
the industry qualification –
‘Certificated Surveyor in Remedial
Treatments’ (CSRT)
&
‘Certificated Surveyor in Structural
Waterproofing’ (CSSW)

The Problem
• There is growing concern around ‘failed’ cavity wall installations and the impact
they are having on homes and their occupants.
• Back in 2010 the PCA published a "White Paper" identifying the total lack of design
liability that was missing from the retrofit insulation schemes.
• It was our view then, as it is now, that too much emphasis is placed on the
theoretical performance of the insulation.

Significance
With defects with CWI becoming more and more prevalent its
vital that surveyors can understand the problems that can
result.
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Scale of the problem

Scale of the problem
The truth is there are no hard figures

Background
Two main types of retrofit cavity wall insulation;
• Mineral Wall
• Polystyrene balls
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Mineral Wool
CIGA: “Mineral Wool
insulation is a cotton
wool like material
produced from either
rock wool or glass
wool, and is used in
the
majority
of
installations”.

Mineral Wool

EPS Balls
CIGA: “Bead is made up of
small expanded
polystyrene beads
normally injected with a
binder”.
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A Third Type
Urea Formaldehyde
Foam;
Made by mixing two
chemical components which
form a foam that expands to
fill the cavity

So what can go wrong?
•
•
•
•
•
•

Water Penetration
Condensation and related mould growth
Cold bridging
Increased heating bills
Timber decay?
Structural failure?

The Damp Problem – Cold Bridges
• Where cavities are discontinuous or are crossed by solid elements such as floor slabs
or parapets, "cold bridges" can be left.
• Before the insulation was installed the temperature difference between these
bridges and the wall may have been relatively small.
• After the cavities within the walls are filled with insulation these uninsulated
elements may be significantly colder than the surrounding walls. This can create the
right conditions for condensation and mould.
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The Damp Problem – Air exchange
We have also seen a growing number of
properties where no defects exist with the
building or the new insulation, but owners are
reporting new problems with damp.
In these instances, it has been found that the
insulation has successfully stopped both warm
air and moisture escaping.
Without reintroducing air exchange through
controlled ventilation the wet air has nowhere to
go. Subsequently the humidity levels rise and
mould growth is almost inevitable.

The Damp Problem - Penetration
• The presence of CWI may exacerbate external defects such as poor rainwater goods, lack
of drip throats on windows etc
• Which elevation is affected? Driving rain more likely on south / west facing elevations.
• If Penetration is suspected - The only way to positively diagnose is to inspect the inside
of the cavity;
• Endoscope or remove a brick

The Damp
Problem Penetration
BRE rainwater penetration map
from BRE 262
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The Damp Problem - Installation
Issues caused by poor installation;
• Areas/ voids of no insulation
• Too densely packed – medium for penetrating dampness
• Blocked air vents may restrict vital air floor to subfloor timbers

Wall Ties

Airbricks
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The Signs
• Most homeowners will be blissfully unaware if cavity wall insulation has not been
installed correctly.
• Even though the energy savings won't be as advertised there is no obvious sign of
any defect.
• The first and most obvious sign of a problem is almost always internal
dampness.

Surveys & Reports
• Surveyor must look holistically; e.g. cracks to render are more significant
• Presence of cavity wall insulation should be noted and client made aware
of implications
• Location – is the property in an exposed area?
• Should the advise of a qualified Thermographer be sought?

Wimbourne 1970’s Bungalow
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1960’s Ground Floor Flat

1960’s Ground Floor Flat

1960’s Ground Floor Flat
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1960’s Ground Floor Flat

1960’s Ground Floor Flat

1960’s Ground Floor Flat
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1960’s Ground Floor Flat

Nothing New
• Nothing set out in the examples and previous slides is particularly insightful.
• In fact, a great deal was done to try and promote responsible and accountable cavity
insulation work.
• Registration and certification schemes became a requirement for many contractors,
warranty schemes became a mandatory requirement of the consumer offering and
codes, protocols and standards were written to offer a framework for governance.

Each Home Counts

The recent Bonfield report has cast the spotlight on to the issues
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How did we get here?
• For almost two decades the retrofit insulation industry has grown quickly and then
contracted with the ebb and flow of government inspired subsidy
• Promise of vast amounts of funding delivered as grants has created a "gold rush"
mentality amongst speculative contracting organisations.
• Quality of installation, the building's suitability and the particular needs of the site
become secondary considerations.

How did we get here?
Volume + Speed + Demand To Make Money Quick

=

Little Consideration For The Buildings Needs

So Where Does The Blame Lie?
• In our view the problem sits with the funding models.
Contractors, Consumers, Utility firms and Homeowners are
all acting as one would expect.
• The push to spend and the drive for volume is NEVER going
to create a sustainable, quality lead industry that promotes
trust, incentivises research and long term investment, or the
development of a sense of social and corporate
responsibility.
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Changes to landlords
• From 2018 minimum standards of energy efficiency are being
introduced for landlords.
• Same inevitable outcome will be a rush by landlord to
achieve the required minimum energy rating, and they likely
will look for the cheapest way of doing so with little regard
for the quality of workmanship.

Putting it right
• The increase in defects as a result of cavity wall insulation has lead to the
rise of opportunistic, insulation removal companies is another symptom of a
developing problem.
• But is the answer always extraction?

Does it always need removing?
• Simple Answer – No
• In some circumstances the removal of cavity fills is the right thing to do but this
conclusion must be based on fact, evaluation and knowledge. It is often possible
to fix the building, the ventilation or the insulation. Removal of insulation can
only be justified if the evidence dictates it.
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The Fix
What is needed are professionals to assess the property and design the best possible
energy saving measures that are commensurate with the style, condition and
occupation of the building.

Not salesmen with computer models motivated by the need to
secure a job.

Now working with CIGA
• Joint document to try and increase
homeowner understanding of the importance
of looking after the external fabric of their
property.
• Help them understand that the way their wall
works has changed!

Thank you for your attention
Any questions?
Property Care Association
www.property-care.org

16

