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1 Scope and limitations of survey 
 

1.1 In Aug 2021 the ‘Abbey Group’ commissioned this outline condition survey and 
quinquennial budget forecast (‘the survey’) of the site known as The Abbey, 
Staveley. 
 

1.2 Note – this outline survey does not detail every part of every element on site.  
It is an outline snapshot of the current condition of The Abbey and highlights 
any significant visible defects.  
 

1.3 The scope of this survey comprises: 

• Provision of outline Building Survey report to provide an initial condition 
assessment of The Abbey (section 6) 

• Photographs are provided in Appendix A where appropriate to illustrate 
general condition as detailed in the schedule of items in section 6 (the 
condition survey). 

• Report to highlight condition of all major building fabric elements and 
account for any structural movement, water ingress, damp, insect 
infestation, timber condition, masonry/pointing condition – roofs, walls, 
floors, windows, doors. 

• Report also covers lighting, heating, mechanical ventilation and 
provision of hot water along with recommendations of further 
investigation that may be required. 

• No significant electrical, gas or water utility installation is covered in 
detail in this report.  Brief description of provision only. 

• Defects and likely maintenance/repair required in the next five years 
plus indicative urgency and cost of repair (section 5). 

• Executive summary. 

 

1.4 Access to all areas of the building and site was available including roofs, roof 
voids, plant areas and non-public spaces. The building was vacant at time of 
survey. 
 

1.5 The survey took place on Friday 27th August and Thursday 2nd September 2021 
(dry, sunny and warm). 
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2 General limitations and definitions 
 

2.1 The survey was limited to the external elements of the structure of the fabric of 
the building and a visual non-intrusive inspection was undertaken to the interior 
of the building including roof voids where accessible. 

2.2 Where structure was covered, unexposed or inaccessible, an inspection was 
not undertaken, and the condition of these parts cannot be determined. 

2.3 The condition rating is based on guidelines originally provided by the DfES and 
ODPM.   For clarity the report does not cover routine running cost issues.  A 
separate report would be required to ascertain the ongoing running costs for 
the building.  
 

2.4 There may be latent defects within the building that have not yet surfaced. 
These do not form part of the survey.  

 
2.5 The aerial photograph in Appendix B shows the area of interest. 

 
2.6 No specialist diagnostic testing of mechanical or electrical services was 

undertaken. 
 

2.7 Any measurements provided are approximate only. 
 

2.8 All costs provided are indicative only and must be confirmed prior to any work 
being instructed.   Effects of Covid and Brexit have resulted in wide cost 
variation in materials and labour for building repair, maintenance and 
refurbishment work. 

 

2.9 The statutory undertakers i.e. United Utilities, British Gas, British Telecom, and 
organisations such as the National Coal Board have not been consulted during 
the investigations. 

 
2.10 The condition ratings given are defined as: 

 
Bad - Item needs immediate attention; 
 
Poor - Item needs attention to prevent current defect/condition becoming a 

danger to people or structure; 
 
Fair - Item displays various minor defects which may not be significant but 

may need attention on a planned basis; 
 
Good - Item performing as intended but not necessarily ‘as new’. 
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3 Executive summary 
 

3.1 Structurally the Abbey is in an overall fair condition, with reference to the three 
distinct parts and their ages.  Construction methods and materials vary from 
traditional (solid walled) stonework to 1930’s brick/brick cavity to late 1990’s 
brick/concrete block cavity form.  Roofs are mainly slate with 1 concrete tiled 
section. 

3.2 There is apparent moderate structural movement at the junction of the 
1980/1990’s south stairwell and the 1930’s extension gable.  This is likely to 
be settlement within the fabric rather than subsidence (no obvious sign of 
movement at ground level or roof/wall junction).  Fixing ‘tell-tales’ for monitoring 
is recommended to ascertain if this is historic or on-going.  May require 
stitching and grouting.   

3.3 There is apparent outward deflection to the center of the east wall of the main 
1930’s extension.  Cracking is visible in room 7 at ceiling and wall junction level.  
Use of ‘tell-tales’ would determine if historic or on-going.  May require remedial 
work to halt any movement; tying into main structural timbers with straps and/or 
pattress plates. 

3.4 There are around 11 distinct roofs plus several smaller linking sections and 
valleys. There is a lot of detailing and use of weather-proof flashing (lead work 
mainly).  Complex roofs tend to require more maintenance than simpler roofs.  
However, the roofs are generally performing as intended with minimal water 
ingress currently visible for such a sprawling site. 

3.5 There are 30-50 slates and ridge tiles to be renewed/re-set and most of these 
can be done from a mobile elevated platform (MEWP).  There will be the need 
for some scaffolding. 

3.6 There is a small amount of rot to the timbers in the original second floor roof 
(Roof E in the report).   This should be cut out and renewed to prevent spread 
of dry or wet rot.  Consideration should be given to re-slating this roof as it has 
a number of other minor defects and no roofing membrane.   

3.7 Lead valley gutters (‘horizontal’ gutters formed of lead) and lead valleys 
(angled valleys joining two slate pitches) are numerous.  Generally in fair 
condition, they are susceptible to becoming clogged with tree and bird debris.  
This has probably led to the valley upstands being over-topped by water in 
extreme precipitation events in the past.  Specifically… 

3.8 The lead valley above bedroom U1 (Roof C) has been leaking for some time 
and the timber formwork beneath (and some roof rafters) have become 
decayed as a result.  Requires renewal.  Probably a result of flashing upstands 
being over-whelmed in heavy rain events.  Single water outlet is too small and 
easily blocked; requires enlarging. 

3.9 The lead valley gutters to the main original roof have been over-coated with a 
liquid-applied weatherproofing material which has been taken up and over the 
parapet walls to create a continuous layer.  This is in overall fair condition and 
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it is probably sensible to continue with this system as far as on-going 
maintenance is concerned.  

3.10 Cast-iron and plastic guttering and downpipes are clogged in parts and require 
cleaning to prevent water re-entering the building fabric. 

3.11 Regular and routine roof maintenance involving clearing of all rainwater 
goods/lead valleys is recommended. 

3.12 An oddity is that despite several fireplaces and flue-ways within the building, 
there remains just 1 chimney stack with 2 pots.  Lack of ventilation to capped-
off flue-ways can lead to damp issues, although this is not obvious or 
widespread. 

3.13 Ground surface gulleys and foul drains appear to be in fair condition although 
some are blocked with leaf litter.  A full drainage survey is not part of this 
survey. 

3.14 Windows and doors are a mix of timber, uPVC and aluminium.  The majority 
are double-glazed.  Most appear to be in fair condition with significant decay 
limited to single-glazed timber casements to the second floor. 

3.15 All external timberwork (windows, fascias, verge boarding) requires re-
decorating soon to slow timber decay.  Some timber repair is required. 

3.16 Rendered areas will require re-decoration within the next 5-10 years. 
3.17 Internally, general condition is fair but tired, with some variation between 

sections.  The original building is dated but functional.   Newer sections are 
better presented and more suitable to a residential care/retired-living function.    

3.18 Various historic instances of water ingress resulting in visible fabric damage 
have occurred.  These mainly appear to be from unmaintained rainwater goods 
(blocked hoppers/downpipes) although some is due to defective flashing/ 
guttering between the various roofs.  Very little is due to defective slate-work. 

3.19 Damp is found in the traditional basement walls and partially at ground floor 
level also.  Levels are as expected and not a significant issue. 

3.20 Other areas of wall damp found at first floor level (e.g. in the small 1937 ‘front’ 
extension) can be attributed to roof/flashing issues. 

3.21 Lighting is a mix of incandescent tungsten lamps, compact fluorescents (CFLs) 
and low frequency T8 fluorescent tube fittings.   There are no auto/PIR controls 
or other energy saving features. 

3.22 Renewing all lamps with high efficiency LED (up to 95 lumens per circuit watt) 
would be recommended.  This would save significant energy consumption. 

3.23 Consider automatic PIR controls to most areas.  Auto on-off controls would 
potentially save further energy. 

3.24 Consider procuring a full lighting design to achieve the above. 
3.25 DHW provision (hot water to sinks/basins/baths) is centralized. 2 large hot 

water cylinders (calorifiers - inaccessible) are supplied with gas-fired coils and 
a back-up 30kW immersion.  This water is then pumped throughout the site to 
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provide hot water to all rooms.  Heat loss through this system is likely to be 
considerable despite pipework insulation.  May be preferable to split such 
provision and have alternative systems in 2 or 3 locations rather than a 
centralized layout.  Heat pumps could be utilized in various areas to reduce 
fossil fuel use.  

3.26 Stored hot water requires compliance with the Legionella regulations. 
3.27 Heating is provided by 4 gas-fired boilers dating from 2000-2009.  These 

supply all heat to the site’s radiators and convectors.  Condition is fair, 
efficiency around 88% (when new) and the heating network well maintained.  
However, there is potential to alter the heating and hot water system in various 
ways and achieve much reduced running costs/carbon emissions, for example: 

• Keep 2 boilers (of 4) for the main building.  ASHP/GSHP for 1990’s 
single-storey and 1930’s 2-storey extensions. 

• Renew gas plant with biomass system and keep centralized. 

• Use ASHP for centralized hot water provision. 

• Decentralize hot water to each ‘wing’ with ASHP and solar PV + 
calorifier diverter immersions. 

• Reduced boilers (+ gas + electric supply) could be moved upstairs 
(attic?) to remove flood risk. 

• New gas boilers could achieve seasonal efficiencies of up to 93%, but it 
is not recommended to renew with gas or other fossil-fueled systems. 

3.28 Note - the commercial RHI (Renewable Heat Incentive) scheme ended March 
2021. 

3.29 Outline costs (not including refurbishment or internal redecoration): 
 

 

Total cost range of specified work in this survey: £92,850 - £243,850 

Element Essential  
0-1 years 

Required  
1-3 years 

Likely 
3-5 years 

Desirable 
(not included 
in total 
estimate) 

Roofs £35,000 £22,000 £15,000 £42,500 
Walls/floors/ceilings £9,500 £2,050 £2,000 ? 
Windows/doors - - £8,500  
Fascias/bargeboards £7,500 - -  
Heating/DHW  £2,000 - - £100,000 + 
Lift £60,000 - -  
Decoration (external) - - £50,000  
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4 Description of building 
 

4.1 The Abbey was probably built in the mid-18th Century and was a family home 
until around 1900 when it became a childrens’ home.   It then served as a 
Council-run care home until recently when it was shut for financial reasons. 
 

4.2 It does not appear to be listed. 
 

4.3 The original building has four storeys with basement, two principal floors and 
an attic space.   It has been extended several times: in the 1930’s with a 2-
storey residential wing to the south and a small 2-storey part to the west; in the 
1980’s (?) to the north; and in the late 1990’s to the north and north-east with 
a part single-storey/part two-storey block, also residential in nature.  A small 
lean-to stairwell to the south was also added in the late 1990’s. 

 
4.4 Extensions have resulted in a somewhat complex site. Internally there are 

multiple corridors and stairwells, around 26 care/bedrooms, various 
lounge/dining areas and numerous service areas (kitchen, laundry, stores, 
service risers).  

 

4.5 Internal services centre on the original building with gas boilers and incoming 
electrical supply centralised in the basement.  Heating is via low temp hot water 
(LTHW) atmospheric gas boilers to wet radiators/convectors and hot water 
provided from 2 large central calorifiers and pumped circuit.  There is no air 
conditioning on site.  Mechanical ventilation is limited to simple extracts to 
rooms/WCs/kitchen areas. 

 

4.6 The basement containing gas and electric utilities plus 4 no. 70kW gas boilers 
and 2 DHW calorifiers is sub-terranean and has flooded previously.  There is 
a sump and pump installed. 

 
4.7 External walls are either solid rubble with facings/quoins or cavity brick/brick or 

cavity brick/block depending on date of construction.  1990 cavity walls have 
been insulated with injected cavity wall insulation (CWI), seemingly as a retrofit. 

 
4.8 Ground and basement floors are either solid concrete or suspended and 

ventilated timber.  Only the 1990’s extension floor is assumed to be insulated 
to 1990/95 Part L2 Regs levels. 

 
4.9 The roofs are numerous and various.   The original building has 4 separate 

slate pitched and/or hipped roofs plus large areas of flat lead-formed gulleys 
(since over-clad with liquid plastic coatings).  Newer sections have either 
single/twin pitched or hipped slate roofs totalling about 10 individual structures.   
There is a further flat lead valley and numerous sloping lead valleys.   There is 
a single flat roof of bituminous covering and unknown insulation levels.  
Insulation to other roofs varies but is generally notably good with between 
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150mm and 250mm of mineral wool laid at roof space floor level.  Most roofs 
have underfelt of some type, two do not.  Several roof spaces are littered with 
detached lime parging. 

 
4.10 Rainwater goods are generally cast iron with some plastic. External downpipes 

to front, side and rear.  The various lead valley gutters between the numerous 
slate roofs appear to be laid to adequate falls to prevent standing water.  

 
4.11 There are garden areas and a lot of tarmac.  It would be possible to significantly 

improve the external environment on site by reducing hard-landscaped areas 
and increasing planting.  Car parking could be consolidated in one area. 

 
4.12 The large areas of roof space and grounds lend themselves to the installation 

of alternative and low/zero carbon (LZC) technologies to provide on-site heat 
and power and reduce reliance on fossil fuels. 

 
4.13 Plans in Appendix C show the general layout of site, roofs and floors.  
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5 Defective items and budget costs 
 

Note – not an exhaustive list as some items may be desirable but unknown to the surveyor and other defects may have not yet manifested themselves. 

Note – no. corresponds to item no. in section 6 below 

 

No. Defect description Remedial work Urgency Indicative 
Cost 0-1 years 1-3 years 3-5 years 

1.5i 1990’s South 
stairwell/1930’s gable 
junction settlement 
cracking 

Fix ‘tell-tales’ and monitor (min 6 months) to 
determine if movement historic or on-going •    

£150 

1.5ii If still settling/subsiding Stitch cracks with helix rod or similar, grout 
crack and re-decorate. •    

£1,200 

1.5iii If subsidence (very 
unlikely) 

Underpin 
NOT LIKELY REQUIRED •    

£25,000 
(not included 
in cost) 

1.5iv If no on-going movement 
detected 

Grout crack and redecorate 
•    

£500 

Various 
item 
nos. 

Roofs A-H have mineral 
wool insulation @ c. 
200mm average over 
710m2 total 

Top up to 300mm  
 

NOT DEFECT – DESIRABLE ONLY  •   
£7,500 

Various 
item 
nos. 

Roofs B-H (slate) have c. 
30-50 slipped/cracked/ 
missing slates/ridge tiles 

Rip out and renew slates with copper clips 
(no lead tingles) and renew several ridge 
tiles where necessary 

•    
£8,500 
(includes 
MEWP) 

1.10a Roof C – east-west valley 
abutting tank room wall.  
Water ingress and 
dry/wet rot to timber 
beneath including some 
roof timbers 

Strip out valley and all rotten timber.  
Include some roof joist sections.  Treat all 
remaining timber in locality with 
preservative.  Re-form valley boarding and 
weatherproof with suitable covering to 

•    

£20,000 
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match existing.  Ensure flashing upstands 
are run as high as possible. 

1.10b Roof C – water ingress 
likely cause by 
inadequate rainwater 
outlet allowing valley 
upstands to be 
overwhelmed in heavy 
rainfall events 

Enlarge rainwater outlet (currently formed in 
a ‘sump’ in the adjacent valley low-point).  
Currently approx. tennis-ball sized and 
easily blocked by debris/dead birds.  Re-
from to minimum 150mm diameter and 
connect to existing hopper head.  

•    

£1,500 

1.11 Small areas of 
deterioration to 
weatherproof membrane 
to original roof line 

Overcoat all liquid plastic style coating to 
retain waterproof membrane. Requires 
thorough preparation.   •  

£15,000 

1.12i Limited timber decay 
within Roof E from water 
ingress 

Cut out rot and splice in new treated timber.    
•    

£5,000 

1.12ii Roof E – re-roof?  
Requires edge protection 
and tower scaffold only. 

Consider re-roofing as several small 
defects (slates, timber, no roof membrane).   •  

£35,000 

1.13 Roof F leaking at both 
junctions with original 
walls.  

Strip back eaves to 2 pitches, renew valley 
gutters/flashing  •   

£20,000 

1.15 Lead valley between 
Roofs G & H may be 
leaking  

Clean down leadwork, check for 
penetrations and poor flashing/upstand 
detail, repair 

 •   
£2,000 

1.19 Fascia and barge boards 
missing/detached/ 
decayed 

Repair/replace with treated timber – various 
locations •    

£7,500 

1.20 External decoration - in 
variable condition 

Re-decoration of all render and timberwork. 
Requires MEWP and some scaffolding    •   

£50,000 

2.2 Blocked flue-ways in 
various locations 

Consider ventilation to reduce chimney 
damp within fabric   •  

£2,000 
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2.5 Sump and pump in poor 
condition 

Renew with well-fitted sump and upgrade 
pump  •   

£1,000 

3.1 Damp to wall in first floor 
store cupboard next to 
Bed U3, from Roof F  

Once Roof F repaired (item 1.13) knock off 
damaged plaster and renew   •  

£300 

3.14 + 
4.4 

Windows – generally fair 
but SG timber units poor 

Renew 2nd floor windows, repair minor 
issues to other casement/ sash units  •   

£8,500 

3.4 Internal ceiling damage to 
bedrooms L1 & L2 from 
Roof F (Item 1.13) 

Once repaired, cut out and renew 
plasterboad and skim to match   •   

£600 

3.6i Crack to junction of 
1930’s east wall with 
internal walls 

Fix ‘tell-tales’ and monitor (min 6 months) to 
determine if movement historic or on-going •    

£150 

3.6ii Crack to junction of 
1930’s east wall with 
internal walls 

If on-going, tie wall back to main timbers 
with straps and/or pattress plates •    

£8,000 

3.13 Historic water damage to 
ceiling in NW corner 
Bedroom A2 

Once guttering issue is fixed (probably just 
clogging with debris) cut and renew 
plasterboard and skim to match  

 •   
£450 

6.2 + 
7.2 

Condition and suitability 
of current heating and hot 
water provision 

Instruct building service engineer to provide 
report on condition of existing heating/DHW 
provision and suitability for future uses. 

•    
£2,000 

8.1 Passenger lift not working 
(anecdotal) 

Bring back into service to allow non-
ambulant access to first floors •    

£60,000? 

 Note - total of all items may involve duplication of costs, e.g. specifying item 1.12ii would remove 
need for item 1.12i. Total---- £92,850 - 

£243,850 

 

Note – cost range given from lowest likely outcome of investigations and no lift repair cost to highest outcome + new roof E + high lift repair 
cost.  Does not include any desirable items (new heating, DHW, lighting, re-furb….) except extra roof insulation (very desirable and easy). 
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6 Outline condition survey 
 

 
EXTERNAL, ROOFS AND ROOFSPACES 

Item Element Comments Condition Notes 
1.1 Solid rubble 

walls 
Large-section (c. 500mm) traditional solid rubble walls with 
decorative sandstone quoins and render covering.  Photos 
various 
 

Fair To original building.  No damp 
proof course. 

1.2 1930’s 
cavity/solid (?) 
walls to 2-
storey S 
extension 

Large section walls c. 400mm thick.  Unclear whether 
cavity or solid construction.  If date is correct (1930’s) 
should be cavity but too thick. May be cav plus external 
facing of stonework and then part-rendered.     
Slight movement outward (2-4mm) at mud point first floor 
level – see item 3.6 for detail.  Photos various 
 

Fair 
(excluding 
item 3.6) 

Requires drill and boroscope to 
confirm cavity.  Then potential to 
insulate.  If not cavity, potential to 
internally line with 50mm PIR. 

1.3 1937 cav walls 
to small ‘front’ 
extension 

Standard width 270mm cavity walls tied to original building 
(datestone to 1937).  Fair condition throughout.  Unknown 
if retrofitted with insulation. 
 

Fair Consider CWI if cavity 
uninsulated. 

1.4 1990’s brick 
block cavity 
walls 

Standard cavity construction with 50mm gap apparently 
retrofitted with injected flocking CWI.   DPC and 
cementitious render covering.  Photos various 
 

Good  

1.5 1990’s lean-to 
cavity walls 

Added stairwell to southern elevation cracking visible at 
join to 1930’s extension.  Possible settlement rather than 
full-scale subsidence.  No other evidence of subsidence at 
ground or roof level.  Location noted on plan in Appendix C 
3.  Photos 5, 58 
 

Poor/Bad Investigate. Fix tell-tale and 
monitor.  May require stitching 
and repair. Unlikely to require 
under-pinning. 
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1.6 1980/90’s 
walls to 
laundry/flat 
roof part 

Uncertain of date.  Standard width 270mm brick/block 
cavity wall. Unknown insulation levels.  Fair condition with 
no visible cracking.  Photo 5 

Fair Consider CWI if cavity 
uninsulated. 

1.7 Roof A – 
1980’s (?) first 
floor 

Concrete tiles on timber joists with under-tile membrane. 
Twin-pitched with ridge E-W.  Linking roof from main 
building (in slate) joins at lower level with 2 lead valleys.  
Lightning conductor tape (lead) in situ.  Internally sound, 
timber trusses, part-boarded, c. 200mm mineral wool 
insulation well laid.  Photos 3, 7-9 
Water ingress to ceiling below not seemingly from roof 
fabric defect.  Assumed to be guttering issue.  
 

Fair CWI spilling out from open 
construction joint.   
 
Unclear date of this section, 
appears to date from earlier than 
the 1997 single storey section.  

1.8 Roof B – 
1990’s ground 
floor 

Slate on timber joists with under-slate membrane.  Modern 
softwood trusses and joists in good condition.  Insulated to 
c. 200mm mineral wool.  Would benefit from topping up to 
300mm.  Services in roof-space neatly contained and 
insulated.  Non-asbestos fire break curtain installed. 
Photos 10-14 
 

Fair Some slipped or cracked slates 
and loose ridge tiles. 

1.9 Roof C – north 
part of original 
building 

Over bedroom U1 and staff room.  2 no. small pitched slate 
roofs with a single hip each; orientated at 90 degrees to 
each other.  Ridges and hips covered with lead.  Lightning 
conductor tape (lead) in situ.  Western roof forms small 
north-facing portico/façade.  Roof lines run down to 
horizontal lead lined gutters/valleys which run between 
roofs and parapet walls.  These valleys have been overlaid 
with a liquid plastic-style coating to provide weather-proof 
coating.  This continues up and over the parapet walls. 
Original cast iron guttering to east elevation has been over-
boarded and clad with the same coating.    
Internally, king post truss with softwood rafters and under-
slate membrane added later. 200mm mineral wool 
insulation.  Photos 15-22  
 

Fair 
 

General condition appears fair 
with only a few slipped 
slates/loose flashings. 
 
See next item… 
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1.10 Roof C – east-
west valley 
abutting tank 
room wall 

Water ingress has occurred over a period of time through 
this section of the roof into bedroom U1 roof-space.  The 
timber forming the valley is damaged and wet with some 
wet and dry rot apparent.  Likely caused by heavy rain 
events and small/blockable single rainwater outlet at 
location noted in Appendix C 1.  Photos 17-19, 21, 22 

- Requires valley stripping out and all rotten timber 
removing.  Include some roof joist sections.  Treat 
all remaining timber in locality with preservative.  
Re-form valley boarding and weatherproof with 
suitable covering to match existing.  Ensure flashing 
upstands are run as high as possible. 

- Recommend enlarging rainwater outlet to reduce 
likelihood of blocking (dead birds…) 
 

Poor All work can be done from 
outside or within room U1 
roofspace.  However, some 
disruption to room U1 expected. 

1.11 Roof D – east 
(‘front’) roof of 
original 
building 

Hipped twin-pitch slate roof running down on all sides to 
horizontal lead valley guttering behind parapet walls.  
Ridges and hips lead covered.  Lightning conductor tape 
(lead) in situ.  Once again, valleys have been over-coated 
with a liquid-applied weatherproofing covering which has 
been taken up and over the parapet walls.   The single 
rainwater outlet for this section is also formed from this 
coating.  The outlet is larger than on roof C and seems 
more capable of removing water during heavy rain events.   
Internally, no sign of significant water ingress or timber 
decay.  Under-felted and insulated to minimum 200mm.  
Partly lowered ceiling, probably to cover damaged original 
plaster ceiling.  Photos 23-28 
 

Fair Some foliage in rainwater outlet.  
Potential ‘pinch-point’ at outlet, 
needs regular inspection to 
prevent debris build-up. 
 
Improve insulation to 300mm. 
 
Over-coat liquid plastic 
membrane within next 5 years. 

1.12 Roof E – 2nd 
floor roof to 
original 
building 

Hipped slate roof to second floor with minimal ridge.  Ridge 
and hips lead covered.  Cast iron rainwater gutters to all 4 
sides.  Lightning conductor tape (lead) in situ.  C. 200mm 
mineral wool insulation.  Some minor slate damage/slips.  
Lime parging to underside of slates in typically poor 
condition.  Some daylight visible internally.  Some minor 

Fair/poor Generally OK condition but 
obvious areas of poor slate-work.   
Damage and rot to roof timbers 
minor currently but requires 
planed work to prevent serious 
deterioration. 
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water ingress to 1 or 2 areas affecting joists.   Historic 
evidence of water damage to ceilings of 2nd floor rooms 
(repaired).  Photos 29-35 

- Requires some slate repair, ripping out cracked 
slates and renewing with copper clips unless full re-
roof is considered. 

- Cut out small amount of water-damaged/rotten 
timber and renew with treated softwood. 
 

1.13 Roof F – over 
rooms L1/L2 

Small, hipped twin-pitch slate roof to small ‘front’ 1937 
extension.  Clay ridge and hip tiles. Lightning conductor 
tape (lead) in situ.  Flashed and guttered to main walls on 2 
sides.  Water ingress to bedrooms L1 & L2 below through 
these flashed gutters.  Photos 36-39 
 

Poor Junction of 2 roof pitches to 
original building requires 
renewing to make water-tight. 

1.14 Roof G – 
linking main 
building to 
1930’s 
extension 

Twin-pitched slate roof with clay ridge tiles and cast-iron 
gutters to both eaves.  Lightning conductor tape (lead) in 
situ.  Has been re-roofed at some point with steelwork 
introduced to support.  RSJs installed to reinforce timber 
purlins and new rafters.  Roof membrane.  Insulation c. 
150mm mineral wool. Good condition with minimal water 
staining and no sign of current ingress.  Photos 40-44 
 

Fair Improve insulation to 300mm. 
 

1.15 Roof G/H – 
valley gutter 
between 

Lead valley formed between these 2 roofs with adequate 
upstands and cover flashings to prevent obvious water 
ingress.   Lightning conductor tape (lead) in situ.  Photo 44 
 

Fair Some minor debris build-up. 
May be minor water ingress to 
fabric below. 

1.16 Roof H – 
1930’s 
extension 

Twin-pitched slate roof with clay ridge tiles and cast-iron 
gutters to both eaves.  In fair condition with slight 
undulation between trusses, nothing of concern.   
Internally, open-style trusses and purlins in sound 
condition.  Rafters in fair condition with minimal water 
staining evident. No significant current water ingress 
evident.   Lime parging to underside of slates in typically 

Fair Improve insulation to 300mm. 
 
Older roof, but in fair condition.  
Minor repair to some slates 
required.  Desirable (not 
essential) to remove parging 
debris and boost insulation. 
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poor condition.  C. 150mm mineral wool insulation covered 
in lime parging debris and dust.  Photos 45-47 

1.17 Roof I – flat 
roof 

Bituminous flat roof to laundry/corridor/part bedroom 1.  
Covering appears to be watertight with adequate falls to 
gutters.  Flashed to adjoining walls with bitumen upstands 
and lead cover-flashings.  Plastic guttering and downpipes.  
Unknown insulation (if any).  Photos 48-50 
 

Fair No apparent water ingress. 
Consider insulating underside of 
roof with PIR and plasterboard to 
reduce heat loss. 

1.18 Roof J – lean-
to stairwell roof 

Single pitch slate roof flashed to 1930’s gable.  No obvious 
defects.  Photo 51 (no internal). 

Fair No sign of subsidence at roof 
flashing level (see item 1.5) 

1.19 Fascia and 
barge boards – 
general 

Various loose and decayed sections of timberwork around 
site.  Requires patching with new treated timber. 

Poor Decoration covered in following 
item. 

1.20 External 
decoration – 
general 

Re-decoration of all render and timberwork.  Currently in 
varied condition. 

Fair/poor Requires MEWP and some 
scaffolding. 

 
BASEMENT  

(original building only) 
 Element Comments Condition Notes 
2.1 Walls Solid rubble walls, no DPC, little foundation.  Sub-

terranean.  Some block-work repair.  Exposed stonework 
throughout, previous limewashed/painted finish in poor 
condition now.  Damp throughout to expected levels.  No 
significant cracking or bulging evident.  Photos 53-56 
 

Fair Expected levels of damp.  Could 
be tanked but would be very 
costly and not necessary. 

2.2 Walls – 
fireplaces 

Fireplaces to all 5 rooms.  Flues blocked and not 
ventilated.  No chimney stacks.  Recommend installing 
vents to all flue-ways to reduce chimney damp issues 
further up the building. Photos 53, 54 
 

Poor  
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2.3 Floors Stone flagged floors throughout laid straight to earth with 
no DPM.  Damp present to expected levels only.   

Fair  

2.4 Ceilings Low ceiling height (c. 1.8m) clad with fire-resistant boarding 
throughout.  Not labelled as asbestos insulation board 
(AIB) so assumed not so.  In fair condition, if a little scruffy. 
 

Fair  

2.5 General – 
flooding 

Has flooded at least once during previous storm events.  
Some plant has been renewed in the last few years, maybe 
as a result.  Sump and sump pump installed to mitigate 
future flooding, but in poor condition and seems of small 
capacity.  Photo 95 
 

Poor (sump 
pump) 

Consider renewing sump 
arrangement.  
Anecdotal evidence suggests 
flooded to a ‘few inches’ in 2015. 

 
GROUND/FIRST FLOORS 

 Element Comments Condition Notes 
3.1 Walls – 

original 
building 

Traditional solid rubble walls with plaster surface and 
various decorative finishes.  Picture rail and ornate plaster 
covings to formal rooms.  Dado rails to bedrooms.  
Decorative timber boxing to window reveals.  All in fair 
condition – a bit dated.  Photos 64-65 
 

Fair Area of damp in store cupboard 
at first floor level next to bedroom 
U3.  From leaking roof 
flashing/gutter to roof F. (see 
also previous item 1.13). 

3.2 Ceilings – 
original 
building 

Plaster finish in the main with painted finish.  In fair 
condition throughout.  Photo 65 

Fair  

3.3 Floors - 
original 
building 

Timber floors over basement to most areas.  Mix of 
carpeted, vinyl and laminate floor coverings in tired 
condition.  Photos various 
 

Fair/Poor Desirable to renew most floor 
coverings. 

3.4 Ceilings – 
rooms L1/L2 

Small 1937 extension ceilings in poor condition with 
historic water damage from Roof F (item 1.13)  Photo 76, 
78 

Poor Ensure leak is cured.  Cut out 
and replace damaged 
plasterboard and re-skim to 
match. 
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3.5 Walls – 1930’s 
extension 

Brick cavity/solid walls with internal painted plaster finish.  
Generally in fair condition.  Unclear whether insulated (if 
cav).  Photos 71-73  

- See next item… 
 

Fair Consider CWI – ensure survey of 
cavity is undertaken to guarantee 
uniform enough for CWI not to 
cause moisture ingress. 

3.6 Walls – room 
7, 1930’s 
extension 

Displacement cracks horizontally at ceiling level and 
vertically at exterior wall junction.  Indicating some outward 
movement of the external wall by 2-4mm approximately at 
middle of wall length (when viewed externally).  Unclear 
whether historic or on-going.   Photos 73-75 

- Recommend fixing ‘tell-tales’ across both cracks to 
monitor.  
 

Poor If movement found to be on-
going and current, may require 
remedial work.   

3.7 Walls – 
internal of item 
1.5 above 

Vertical cracking at junction of 1930’s south gable and 
1990’s (?) stairwell extension.  Suggestive of settlement.  
Photos 57-58. 
 

Poor Once issue resolved, fill and 
redecorate. 

3.8 Ceilings – 
1930’s 
extensions 

Plaster finish throughout with painted finish.  In fair 
condition.  Photos 71-73 

Fair Consider CWI – ensure survey of 
cavity is undertaken to guarantee 
uniform enough for CWI not to 
cause moisture ingress. 

3.9 Floors – 
1930’s 
extension 

Floors in fair condition as far as can be seen.  Coverings 
laminate to WCs and bedrooms, carpet to circulation areas 
– both in fair but used condition.  Photos 71-73 
 

Fair Desirable to renew most floor 
coverings. 

3.10 Walls – 
laundry 
extension 

Brick/block cavity walls of uncertain age (under flat roof).  
Unclear whether insulated.  Plaster and paint finish – tired.  
Photos 59-60. 
 

Fair  

3.11 Walls – 1990’s 
extension 

Brick/block cavity walls dating from c. 1998 of expected 
good condition.  No obvious signs of deflection or 
movement.  Internal finishes plaster and paint.  Skirtings, 
architraves and handrails in good condition.  Photos 61-62, 
66-67 
 

Fair/good Assumed redecoration will be 
required following re-modelling. 
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3.12 Ceilings – 
1990’s 
extension 

Plaster finish throughout with painted finish.  Generally in 
fair condition. Photos 61-62, 66-67 

- See next item 
 

Fair/good  

3.13 Ceilings – 
room A1 
1990’s first 
floor 

Water damage to NW corner of ceiling.  Appears to be 
historic although fairly recent.  Likely to be caused by 
guttering/downpipe overflowing.  No evidence of water 
penetration in roof-space above.  Photo 68 
 

Poor Ensure leak is cured.  Cut out 
and replace damaged 
plasterboard and re-skim to 
match. 

3.14 Windows – 
uPVC and 
timber  

Mostly in fair condition throughout all parts on ground and 
first floors.  Minor repairs only. 

Fair  

 
SECOND FLOOR 

(original building only) 
 Element Comments Condition Notes 
4.1 Walls Continuation of solid rubble walls.  Store and water tank 

spaces – structurally sound but poor condition especially 
plasterwork in store-room with chimney breast.  Water 
penetration from chimney flashings likely cause.  Most 
repairs appear to be sound.  No significant on-going water 
ingress?   Photos 77-79 
 

Poor 
(plasterwork) 

Store-rooms – not essential to 
repair immediately? 

4.2 Ceilings Poor finish with multiple plaster repairs and evidence of 
historic water ingress.   Patching undecorated.  Various 
cracks and minor sags with peeling skim/paper finish.  
However, no sign of significant on-going water ingress.  
Photo 78-79 
 

Poor Once roof is fixed (item above) 
consider renewing ceilings if 
desired. 

4.3 Floors Exposed timber floorboards of variable quality and fixing.  
Some loose boarding.  No significant dangers.  Photos 77, 
79 
 

Fair/poor  
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4.4 Windows 3 no. single glazed timber casements and 1 no. SG timber 
door to roof in moderate or poor repair. Some cracked 
glazing.  Some rot to cills and frames.  
 

Poor Renew broken glazing as 
minimum.  Not priority? 

 
LIGHTING 

 Element Comments Condition Notes 
5.1 Luminaires Mix of lamp types to various fittings throughout.  Original 

building has mix of incandescent tungsten filament and 
CFLs (compact fluorescents).  1990s build has low 
frequency T8 fluorescent in 600mm ceiling grids and CFLs. 
Service areas such as kitchens and laundry have low 
frequency T8s.   No auto PIR controls.  
 

Fair Old and tired but still working.   
Recommend renewing all lights 
with LEDs at minimum 95 lumens 
per circuit watt to greatly reduce 
energy consumption and 
maintenance intervals. 
Recommend PIRs in areas 
appropriate to this to reduce 
energy consumption. 

5.2 Lighting 
scheme 

Consider having a full lighting design undertaken once 
function is determined.  Potential to provide required 
lighting levels at minimum energy consumption. 

n/a  

5.3 Emergency 
lighting 

Appears adequate and maintained.  Separate survey 
required.  

Fair  

 
HOT WATER PROVISION 

 Element Comments Condition Notes 
6.1 DHW 

calorifiers 
2 no. DHW cals located in basement corridor supplying hot 
water for basins/sinks/baths, etc. via a pumped secondary 
circulation.  1 no. cal supplied with back-up 3-phase 30kW 
industrial immersion heater element. Unknown whether 
system is functional as access to cals impossible.  Photos 
89-90 
 

Unknown Likely to be much more cost-
effective to split DHW production 
between 2 or 3 parts of the site.   
Alternative centralised provision 
via biomass would reduce carbon 
footprint and energy cost too 
(requires RHI to reap full benefit).  
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6.2 DHW provision Instruct building service engineer to provide report on 
condition of existing DHW provision and suitability for 
potential future uses. 

n/a  

 
HVAC (heating, ventilation and air conditioning) and water 

 Element Comments Condition Notes 
7.1 LTHW gas 

boilers 
4 no. 70kW Hamworthy Purewell Integra automatic 
atmospheric gas boilers in cascade supplying wet 
radiator/convector heating system and indirect heat to 2 
no. domestic hot water (DHW) calorifiers (cylinders).  
Manufactured from 2000-2009.  Approximately 88% 
seasonal efficiency. 
Apparently not renewed following basement floods?  
Indicates flooding only low level.  
Control panel and programable timer assumed to be 
functional.  Currently still powered. 
Primary circuit to low loss header and then twin circulators 
(pumps) to main variable temperature heating circuit.  
Plant room pipework generally well insulated and neat and 
tidy. Photos 84-88 
 

Fair 
(assumed) 

Control system still powered and 
alarms triggered. 
Fully centralised heating.  All 
convectors throughout site 
supplied from this boiler plant. 
Consider splitting heat provision 
in future.  1990’s block would suit 
an air or ground source heat 
pump (GSHP/ASHP). Modern 
high temp (HT) ASHPs produce 
water up to 80oC at seasonal 
efficiencies of around 3-4.  Can 
be ‘droppped-in’ to existing 
systems, i.e. not requiring extra 
convectos/rads.   

7.2 Heating 
system 

As with DHW, instruct building service engineer to provide 
report on condition of existing heating provision and 
suitability for potential future uses. 

n/a  

7.3 Gas supply Recently renewed smart gas meter, box and regulator. 
Photo 91 

Good  

7.4 Electrical 
supply 

Main incoming electrical cable, 3-phase, to 3 no. 100 amp 
utility fuses and into new smart meter in basement room.  
Supply to building via main 400V switch with separate 
switch and fuse for fire alarm circuit.  Busbar and earthing 
strip appear sound.  Main fuse board and various 
distribution boards throughout site, all in fair/good 
condition.  Photos 92-94, 96-97 

Good  
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OTHER SERVICES 

 Element Comments Condition Notes 
8.1 Passenger lift Modern (1997?) pneumatic lift installed to gain access to 

first floor.  Not currently in service. Photos 99-100 
Bad May require substantial sum to 

re-commission. 

8.2 Fire panel Modern functioning fire alarm system and zone diagram. Good Weekly checks along with 
emergency lighting currently by 
CCC. 
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7 Appendix A – Photographs 

 

 

 

 

1 Abbey – general view West elevation 2 East (rear) 1850’s + 1990’s 

    

 

 

 

 

3 West 1990’s link 4 SE 1930’s extension + later stairwell 

    

 

 

 

 

5 South – flat roof, various links 6 1930’s extension + link to original 
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7 Roof A (1990’s) - from roof C 8 
Roof A - internal, trusses, sarking, 
200mm insulation 

    

 

 

 

 

9 Roof A – CWI over-spill! 10 Roof B (1990’s) – from roof C 

    

 

 

 

 

11 Roof B – from roof G/H valley 12 Roof B – detail and linking corridor 
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13 Roof B – internal, trusses, sarking 14 Roof B – 200mm insulation 

    

 

 

 

 

15 Roof C – above Room U1/staffroom 16 
Roof C – parapet, coating, valley 
gutters 

    

 

 

 

 

17 
Roof C – covered lead valley leaking 
into Room U1 roofspace 18 Roof C – rainwater outlet 
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19 Roof C – downpipe hopper for outlet 20 
Roof C – internal, sarking, king post 
truss 

    

 

 

 

 

21 
Roof C – water ingress from lead 
valley gutter above 22 

Roof C – insulation c. 150mm mineral 
wool, damp timbers 

    

 

 

 

 

23 
Roof D – parapet + covered lead 
valley guttering 24 Roof D – potential water pinch-point 
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25 Roof D – outlet plus greenery 26 
Roof D – king post truss and 
insulation 

    

 

 

 

 

27 Roof D – sarking felt, dry timers 28 Roof D – false ceiling to part of room 
    

 

 

 

 

29 Roof E – view from roof G 30 Roof E – detail, slipped slate 
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31 Roof E – gutter with greenery 32 
Roof E – internal, lime parging, 
insulation, king post 

    

 

 

 

 

33 Roof E – repair, some water ingress 34 Roof E – limited damp to trusses 
    

 

 

 

 

35 Roof E – some rot to minor timbers 36 
Roof F – hipped slate abutting original 
building along 2 pitches  
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37 Roof F – flashed and guttered at join 38 
Roof F – dry timber, insulation, 
sarking felt 

    

 

 

 

 

39 Roof F – view other way 40 
Roof G – renewed with steel, with 
roof E beyond 

    

 

 

 

 

41 Roof G – towards roof H 42 
Roof G – internal, steel purlins/ridge, 
sarking, renewed at some point 
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43 Roof G – 150mm insulation 44 Roof G/H – valley between 
    

 

 

 

 

45 
Roof H – slight undulations between 
trusses 46 

Roof H (1930’s) – sound timbers, lime 
parging, insulation and debris 

    

 

 

 

 

47 
Roof H – view other way showing 
open truss and purlins 48 

Roof I – bituminous flat roof to 
laundry/sluice 
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49 Roof I – moderate debris, flashings 50 Roof I – internal, no water ingress 
    

 

 

  

51 Roof J – lean-to 1990’s stairwell slate 52  
    

 

 

 

 

53 
Basement – flagged floor, fireplace, 
moderate damp, no DPC/DPM 54 Basement – slate table and store 
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55 Basement – wine cellar 56 
Basement – incorrect asbestos 
labelling? 

    

 

 

 

 

57 
Ground – south entrance, 1990’s 
stairwell to 1930 extension 58 

Same location – settlement/ 
subsidence crack at join  

    

 

 

 

 

59 Ground - laundry and sluice room 60 Ground - window detail, convector 
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61 Ground – 1990’s bedroom 62 Ground – 1990’s corridor 
    

 

 

 

 

63 Ground – uPVC window 64 Ground – main building 
    

 

 

 

 

65 Ground – main building 66 First – 1990’s corridor, bathroom 
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67 First – 1990’s bedroom 68 
First – historic water ingress Bedroom 
A2, 1990’s section 

    

 

 

 

 

69 First – main building main lounge 70 First – main building Bedroom U1 
    

 

 

 

 

71 First – WC 1930’s extension link 72 First – 1930’s corridor 
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73 First – 1930’s bedroom 74 First – bedroom 7 horizontal cracking 
    

 

 

 

 

75 First – bedroom 7 vertical cracking 76 
First – room L1 en-suite water ingress 
under Roof F gutter flashings 

    

 

 

 

 

77 
First – damp from flashing/gutter 
defect to same Roof F (store) 78 

First – damp under same Roof F 
bedroom L2  
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79 
Second floor – storeroom, cracking to 
chimney breast 80 

Second – exposed timber floor, poor 
quality finsihes 

    

 

 

 

 

81 
Second – SG timber window, cill 
decay 82 Second – main CWS and roof access 

    

 

 

 

 

83 Second – heating header tanks 84 
Plant – 4 x 70kW LTHW Hamworthy 
gas boilers 
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85 Plant – LTHW boiler dataplate 86 
Plant – low loss header primary 
circulation 

    

 

 

 

 

87 
Plant – main twined heating 
circulators 88 Plant – heating/DHW control panel 

    

 

 

 

 

89 Plant – 2 x DHW storage calorifiers 90 
Plant – 30kW single immersion back-
up (3-phase) 
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91 Plant – gas meter and regulator 92 Plant – 3-phase electric supply 
    

 

 

 

 

93 Plant – 3 x 100amp utility fuses 94 Plant – smart meter 
    

 

 

 

 

95 Plant – basement sump and pump 96 Plant – typical services riser 
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97 
Plant – 1997 roof-space 
heating/DHWQ distribution 98 Plant – main distribution board fuses 

    

 

 

 

 

99 Plant – lift machinery (not in service) 100 Plant – lift (not in service) 
    

 

 

 

 

101 Plant – fire panel 102 Plant – fire zone plan 
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8 Appendix B – Aerial photograph and location plan 
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9 Appendix C – Plans 
 

1 - Roof plan  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Item 1.1 
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2 - Roof schedule 
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3 - Ground floor main building and 1930’s extension 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Item 1.5 



 

 

 

Page | 44 

 
www.amuirsurveying.co.uk 

4 - First floor main building and 1930’s extension 

 

 

5 – Basement and second floor main building 

 

 

 

 

 

 

 

 

 

 

 

 

Damp from Roof F 

abutments 
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5 – Basement 
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6 – Ground & first floor northern 1990’s extension 

 

 


