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I R Johnson MRICS, Chartered Building Surveyor 
Adam Day BA (Hons) MSc AssocRICS, Building Surveyor 
 
Inspection Date 
The property was inspected on  
 
Our Reference 
IRJ/AD/AH/EC/S1214/L3 
 
Introduction to the Report 
Instructions received are to carry out an RICS Level 3 Building Survey of the property which were 
accepted and confirmed in my letter of the  
 
This service is delivered in accordance with Home Survey Standards (First Edition) RICS Professional 
Statement and is equivalent to a Level 3 building survey. 
 
The Royal Institution of Chartered Surveyors requires me to inform you that the report has been 
written for you to see and if you decide not to act on the advice in the report you do this at your own 
risk.  The report is also confidential to yourself and may not be reproduced or passed on without the 
written prior approval of both surveyor and yourself. 
 
Weather 
The weather at the time of the inspection was dry and bright. 
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1. INSPECTION GENERALLY 
 
1.1. The property was fully furnished at the time of inspection which has 

restricted examination. 
 
1.2. I would refer you to the limits of my inspection as outlined in the 

Survey Conditions of Engagement, in that no exploratory work has 
been conducted and that the inspection is not intended to be a 
Schedule of Condition itemising minor defects. There will be items of 
normal routine maintenance that will not be covered.  

 
1.3. Whilst endeavours have been made to determine the condition of all 

concealed areas, the comments in the report can only be conclusive 
for those areas inspected. Unseen areas will not be inspected, and no 
destructive testing, x-rays or thermal images are carried out. 

 
1.4. The service does not include an asbestos inspection and falls outside 

The Control of Asbestos Regulations 2012. However, the report will 
highlight any suspected presence of asbestos-containing materials 
where possible. 

 
1.5. The photographs included in the report sometimes do not clearly 

indicate the defect e.g. where cracking is only slight.  In these 
instances, the photographs are included to indicate the area of 
damage rather than the actual damage in question. 

 
1.6. For ease of identification all descriptions given in the report will be as 

though facing the front of the property, with rear left and right being 
described accordingly. 

 
1.7. Where the expressions immediate, short term, medium term, long 

term, and very long term are used they generally mean the following: 
 

Immediate Within 1 year 

Short term Within the next 1 to 3 years 

Medium term Within the next 4 to 10 years 

Long term Within 11 to 20 years 

Very long term Over 20 years 

 
1.8. Where relating to structural damage and cracking width the 

expressions negligible, very slight, slight, moderate, severe, and very 
severe are used they generally mean the following: 

 

Category 0 Negligible/Hairline < 0.1mm 

Category 1 Fine 0.1mm - 1mm 

Category 2 Slight > 1mm but < 5mm 

Category 3 Moderate > 5mm but < 15mm 

Category 4 Severe > 15mm but < 25mm 

Category 5 Very severe > 25mm 
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2. BRIEF HISTORY AND DESCRIPTION 
 
2.1. The property is a Grade II listed dwelling house built, according to the 

vendors, in 1703 with wings added in 1772 and further additions in the 
early 1900s with a stone to the rear gable dated 1906. 

 

 
   Photograph 1 

 
   Photograph 2 
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   Photograph 3 

 
   Photograph 4 

 
   Photograph 5 
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   Photograph 6 

 
   Photograph 7 

 
   Photograph 8 

ӑHeritage Category: Listed Building 
Grade: II 
List Entry Number: 1317097 
Date first listed: 04-Feb-1969 
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Statutory Address 1: ST TRINIAN'S HALL, B6271 
 
Details 

EASBY B 6271 NZ 10 SE (north side) 
 
4/34 St Trinian's Hall 4.2.69 GV II 
 
House. Early - mid C18, later C18 and c1906. 1906 work for Leonard 
Jaques of Easby. Ashlar sandstone, red plain tile roof. Original house 
L-shaped of 2 storeys, 5 bays with wing to rear right, flanked by 
single-storey 3-bay wings, with added 2-storey range at right angles 
to rear right. Main house: early - mid C18. South (garden) front: 
plinth. Chamfered rusticated quoins. Central pedimented Doric 
portico with three-quarter columns, and early - mid C18 part-glazed 
door with 2 lower fielded panels. Flanking, canted bay windows with 
sashes with thick glazing bars, three-quarter columns at the angles, 
and stone roofs. First floor: sash windows with thick glazing bars in 
architraves, the central one eared and shouldered. Classical cornice. 
Parapet with pedestals supporting ball finials at ends and intervals. 
Stone copings. Corniced stacks at ends and between bays 3 and 4. 
Wings: later C18. Plinth. Chamfered rusticated quoins at outer ends. 
First bay in left wing now a door, otherwise sash windows with 
glazing bars. End copings, with ball finials at kneelers. Corniced end 
stacks. Rear range, east elevation (right return); early - mid C18. 
Rubble with ashlar dressings. Ashlar achitraves to sash windows with 
thin glazing bars. Corniced central ridge stack. Projecting east from 
rear range: range of c1906, with 3-light sash window on ground floor 
and sash windows with glazing bars on first floor. West (left return) 
side of rear range: C18 range extended by addition of outshut dated 
1906, and present entrance formed in angle with main block. Interior: 
in ground-floor room to left, dado with Greek key motif, fluted Tuscan 
pilasters flanking bay window, dentil cornice and, over doors (one 
now blocked), panels with carved wood floral festoons of high quality. 
In central hall, early-C18 stone fireplace with cast-iron grate and 
added frieze and mantelshelf. In ground-floor room to right, Roman 
Ionic columns flanking bay window, modillion and rosette cornice and 
cast-iron grate in Adam-style fireplace. In rear wing, staircase with 
turned balusters. A print of the house shows the wings having been 
added by c1785. 
 
[ƛǎǘƛƴƎ bDwΥ b½мфнпрллрснέ 
 
άHeritage Category: Listed Building 
Grade: II 
List Entry Number: 1179688 
Date first listed: 06-Nov-1986 
Statutory Address: GARDEN WALLS TO NORTH-EAST OF ST TRINIAN'S 
HALL, B6271 
 
Details 
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EASBY B 6271 NZ 10 SE (north side) 
 
4/35 Garden walls to north- east of St Trinian's Hall 
 
GV II 
 
Wall formerly of kitchen garden. Mid - late C18. Brick, with rubble 
backing and ashlar coping. Wall approximately 4 metres high, in 15 
bays divided by shallow pilaster buttresses, with east return wall 
intact, and west return broken by gateway and partly rendered to 
form rear wall of C20 lean-to outbuildings which are not of special 
interest. 
 
[ƛǎǘƛƴƎ bDwΥ b½мфнсоллспрέ 
 
άHeritage Category: Listed Building 
Grade: II 
List Entry Number: 1131605 
Date first listed: 06-Nov-1986 
Statutory Address 1: GATEWAY TO ST TRINIANS HALL, B6271 
 
Details 

EASBY B 6271 NZ 10 SE (north side) 
 
4/36 Gateway to St Trinian's Hall 
 
GV II 
 
Gate piers and gates. Probably second half of C18. Ashlar and 
wrought iron. 2 quadrilobate Gothick piers, on moulded bases, with 
pointed caps. Wrought-iron gates not original, perhaps C19, but in 
keeping. The gate piers may have been moved, as the original 
entrance was from the south. 
 
[ƛǎǘƛƴƎ bDwΥ b½мфмфнллррсέ 
 

2.2. As a listed building, you should be aware that any alterations, 
extensions, or repairs other than repairs of a minor nature on a like for 
like basis will require listed building consent. 
 

2.3. The vendors have occupied the property for 22 years, undertaking 
complete renovation and alterations internally which would have 
required listed building consent and some of which would have 
required building regulations approvals. 

 
2.4. I understand from the vendor that all relevant consents were obtained 

and this should be confirmed by your legal adviser. 
 

2.5. The property is of traditional construction comprising load bearing 
masonry walls supporting timber framed pitched roofs. 

 
2.6. There is a garage with flat roof attached to the rear. 
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2.7. The accommodation is over three storeys, which includes rooms in the 
roof space and there is also a cellar under part of the front of the 
property. 

 
2.8. The accommodation briefly comprises:- 

 
Ground Floor 
 
Entrance vestibule, reception hall with main staircase to first-floor 
accommodation, front-left sitting room leading to left-side billiard 
room and rear-left WC and stairs to study.  Front-right dining room 
leading to right-side drawing room, rear-right lobby/play room.  Inner 
hall with secondary staircase leading to kitchen, utility, hall to rear 
annexe and cloakroom. 
 
The rear annexe contains a kitchen, living room and WC.  Stairs lead 
from the kitchen to the first-floor accommodation. 
 
First Floor 
 
Principal landing, front-right bedroom with attic storeroom and 
access to one of the house bathrooms, front-left principal bedroom 
with dressing room and en-suite bathroom leading through to left-
side study with private staircase leading down to the billiard room.  
Secondary stairs and rear landing giving access to two further 
bedrooms, a second house bathroom and the rear annexe.  To the 
annexe there are two en-suite bathrooms. 
 
Second Floor 
 
The second floor is within the rear offshoot and contains three 
bedrooms and a bathroom. 
 
Cellar 
 
The cellar is accessed from the inner hall.  Within the cellar there are 
four rooms including a workshop, scullery and wine cellar. 

 
2.9. The property occupies a level site with substantial gardens including a 

formal garden and greenhouse to the rear. 
 

2.10. There is a block of three stables to the rear between the house and 
formal gardens and paddocks to three sides. 

 
3. EXAMINATION 
 
External 
 
3.1. Roofs 
 
3.1.1. The roofs have been viewed from ground level with the aid of a pair of 

binoculars where appropriate. 
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3.1.2. The main roofs are of duo-pitched construction with ridges running 
parallel and perpendicular to the front elevation. 

 
3.1.3. There is a catslide to the rear slope of the right-side wing. 

 
3.1.4. There is a flat roof over the entrance vestibule. 

 
3.1.5. The vendor advised that all of the pitched roofs were stripped and re-

covered approximately 15 years ago. 
 

3.1.6. The pitched roofs are covered with natural clay pantiles and have 
mortar bedded and pointed stone ridges. 

 
3.1.7. There is a slipped pantile in the valley to the 1906 extension and also 

slipped pantiles to the left-side valley where the 1906 extension joins 
the original roof, which require re-fitting. 
 

 
   Photograph 9 

 
   Photograph 10 

3.1.8. Mortar pointing to some of the tiles bedded onto the valley is 
loose/missing and there are isolated broken/damaged tiles which 
should be replaced where necessary. 
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   Photograph 11 

 
   Photograph 12 

 
   Photograph 13 
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   Photograph 14 

 
   Photograph 15 

3.1.9. The roof slopes were seen to be free from significant defects, on an 
even plane with no significant undulation or deflection. 

 
3.1.10. There are upstands with stone water table to each of the gable apexes. 

 
3.1.11. The water tables to the rear slopes of the left and right-side wings are 

bedded onto the pantiles. 
 

3.1.12. To the left side wing, there is a damaged water table which should be 
replaced. 
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   Photograph 16 

3.1.13. Mortar pointing between the roof tiles and stone water tables is 
cracked and missing to some areas and will require replacement as 
part of routine ongoing repairs and maintenance. 
 

 
   Photograph 17 

 
   Photograph 18 
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   Photograph 19 

3.1.14. There is vegetation growing to the rear of the right wing which should 
be removed. 
 

 
   Photograph 20 

3.1.15. To the right-side front wing, there is a small hole in the mortar bedding 
to one of the ridges which requires pointing up. 

 
   Photograph 21 
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3.1.16. To the front-right wing and left side of the central main roof, water 
staining is evident to the base of the water tables as a result of water 
running over the sides of the lower water tables. 
 

 
   Photograph 22 

 
   Photograph 23 

3.1.17. To the main roof the water table requires adjustment when re-bedded 
to be in line with the outer face of the water tables above. 
 

3.1.18. The water tables should slope slightly towards the roof coverings and 
to these areas, they slope slightly away. 

 
3.1.19. Lifting, re-adjustment and re-bedding of the water tables to slope onto 

the roof covering should resolve the problem. 
 
3.1.20. The water tables to the gable of the left-side wing do not project 

beyond the face of the wall which will increase the risk of water run-
off to the stonework below, which will cause premature erosion of the 
mortar and ideally the water tables would be lifted and re-bedded with 
a minimum 30mm projection at some time in the future as part of 
ongoing maintenance. 
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3.1.21. At eaves level, the underside of the pantiles is pointed with mortar 
onto a slate undercloak. 

 
3.1.22. Some areas have eroded and missing mortar, requiring replacement 

and it is evident that previous repairs have been undertaken relatively 
recently. 

 

 
   Photograph 24 

 
   Photograph 25 

3.1.23. At the intersection of the roof slopes there are lead lined valleys. 
 

 
   Photograph 26 
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3.1.24. There are two single-storey bay windows to the front with ashlar stone 
roofs which are in satisfactory condition. 

 
3.1.25. The entrance vestibule has a lead covered flat roof. 

 

 
   Photograph 27 

3.1.26. There is a parapet to the front with stone copings. 
 

3.1.27. The parapet is overgrown with climbing plants and could not be 
inspected but, where visible, there are eroded mortar joints between 
the copings stones, requiring re-pointing. 

 

 
   Photograph 28 

3.1.28. There is evidence of ponding water to the roof and the deck was noted 
to be soft underneath as a result of previous water penetration. 
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   Photograph 29 

3.1.29. The leadwork and deck will require replacement to this area. 
 

3.1.30. The leadwork is splitting to the rear right, requiring replacement. 
 

 
   Photograph 30 

 
   Photograph 31 
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3.1.31. To the rear of the offshoot there is a lead covered flat roof over the 
entrance door.  The deck is distorted indicating previously defective 
lead however the roof has been re-covered.  The deck will require 
replacement in the future. 
 

 
   Photograph 32 

 
   Photograph 33 

3.2. Chimney Stacks and Flashings 
 
3.2.1. There are nine chimney stacks serving the property, all of which 

terminate with clay pots. 
 

3.2.2. The pots are mortar bedded and flaunched. 
 

3.2.3. To stack No. 8, two flues are capped off with stone flags.  The mortar 
flaunching is defective requiring replacement. 
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   Photograph 34 

3.2.4. Mortar flaunchings to the pots on stack No. 3 and No. 4 are cracked 
and require replacement. 
 

 
   Photograph 35 

 
   Photograph 36 

3.2.5. Stack No. 2, stack No. 4 and stack No. 9 have one redundant flue and 
No. 6, two redundant flues, all of which have been capped off. 
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   Photograph 37 

 
   Photograph 38 

 
   Photograph 39 
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   Photograph 40 

3.2.6. The vendor advised that the flue to the front-left bedroom has been 
re-utilised for the fireplace below and the dining room flue capped off 
when door openings were created through the original gable walls. 
 

3.2.7. The stacks are of ashlar stone construction with a cornice to the top 
and consequently, mortar joints are very thin. 

 
3.2.8. There are eroded joints of varying degrees to all of the stacks, which 

should be programmed for re-pointing. 
 

 
   Photograph 41 
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   Photograph 42 

 
   Photograph 43 

 
   Photograph 44 
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   Photograph 45 

 
   Photograph 46 

 
   Photograph 47 

3.2.9. There is eroded and cracked stonework and damaged/eroded cornice 
to the older stacks (2, 3 and 4). 
 


