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Inspection Date 
The property was inspected on  
 
Our Reference 
IRJ/AH/S1597/SA 
 
Introduction to the Report 
Instructions received are to carry out a Structural Appraisal of the property which were accepted 
and confirmed in my letter of the  
 
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 cloudy. 
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1. INSPECTION GENERALLY 
 
1.1. 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.  

 
1.2. 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. 

 
1.3. The service does not include a specific asbestos survey and falls 

outside The Control of Asbestos Regulations 2012. However, where the 
surveyor suspects the presence of asbestos-containing materials this 
will be noted for your information. If asbestos is highlighted then it is 
possible that there may be further occurrences in the property and 
you should discuss the need for a management or 
refurbishment/demolition asbestos survey with the surveyor.  

 
1.4. 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. 

 
1.5. 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. 

 
1.6. 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 

 
1.7. 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 

 
1.8. In addition to the contract of this report we have included a number 

of appendices listed below: 
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Appendix A ς Environment and Health Hazards 
Appendix B ς What To Do Next 
Appendix C ς Glossary of Building Terms 
Appendix D ς Maintenance Tips 

 
These appendices should be read in conjunction with the main body 
of the report.  
 

2. BRIEF HISTORY AND DESCRIPTION 
 
2.1. The property is a Grade II listed corn water mill, believed to date to 

1817. 
 

 
Photograph 1 

 
Photograph 2 
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Photograph 3 

 
Photograph 4 

 
Photograph 5 
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Photograph 6 

 
Photograph 7 

άHeritage Category: Listed Building 
Grade: II 
List Entry Number: 1178667 
Date first listed: 24-Jun-1985 
List Entry Name: EAST WITTON MILL 
Statutory Address 1: EAST WITTON MILL, A6108 
 
Details 

SE 18 NE EAST WITTON TOWN A6108 (north side) 10/1 East Witton 
Mill 
 
GV II 
 
Corn watermill. Dated 'W + W 1817' on quoin. Coursed sandstone 
rubble, stone slate roof. 3 storeys and basement, 2 second-floor 
windows. Quoins. Openings have deep ashlar sills and lintels. Ground 
and first floors: 2-leaved board doors to left. On ground floor, to right, 
fixed-light window with glazing bars. Second floor: part-glazed, part-
shuttered windows. Pigeoncote in gable. To left, lower 2-storey range 
at right angles, with 4-pane ground-floor window. Left end stack. 
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Roofless added lean-to wheelhouse on right. Interior: 1 pair of 
millstones on ground floor. Inscription refers to William Wellock, the 
miller in the late C18/early C19. Disused at time of re-survey. 
 
[ƛǎǘƛƴƎ bDwΥ {9мрплсуслплέ 
 

2.2. As a listed building, any alterations, extension or repairs, other than 
minor repairs on a like for like basis would require listed building 
consent. 
 

2.3. The building is constructed over three storeys plus a basement and has 
a pigeon cote to the front gable apex. 
 

2.4. I understand that the roof to the left side collapsed prior to listing of 
the property and has been replaced approximately 50 years ago. 

 
2.5. There are three rooms on the ground and first floor and a single room 

on the second floor. 
 

2.6. To the rear left, the ground and first-floor rooms contain a drying room 
and hopper. 

 
2.7. The basement is a single room containing the drive and gear wheels. 

 
2.8. To the rear left of the building there is an attached cart shed. 

 

 
Photograph 8 

2.9. The cart shed has been added at a later date, a previous window 
opening at first-floor level in the location of the cart shed roof having 
been built in. 

 
2.10. The property is of traditional construction comprising load bearing 

masonry walls supporting timber framed pitched roofs. 
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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. 
 

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

 
3.1.3. The roofs to the mill are covered with natural sandstone slates laid to 

diminishing courses. 
 

3.1.4. To the cart shed there are profiled clay tiles.  To the right-side slope, 
there are eaves courses of Hardrow (concrete) slates. 

 

 
Photograph 9 

 
Photograph 10 

3.1.5. The roofs have mortar bedded and pointed, angular stone ridges. 
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3.1.6. There are missing/broken slates to the following areas: 
 

¶ 1No. to the front slope of the left-side roof 

¶ 2No. to the rear slope of the left-side roof 

¶ 1No. to the left-side slope of the main high level roof 

¶ 2No. to the right-side slope of the main high level roof 
 

 
Photograph 11 

 
Photograph 12 
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Photograph 13 

 
Photograph 14 

 
Photograph 15 

3.1.7. There are large gaps between some of the slates on the right-side 
slope which is due to poor workmanship, but has not resulted in water 
penetration. 
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Photograph 16 

3.1.8. There is slight undulation to the high level roof but not of a significant 
nature. 

 
3.1.9. The cart shed roof has one missing and four broken clay tiles to the 

left-side slope. 
 

 
Photograph 17 

3.1.10. There is erosion of mortar to the ridges which should be replaced and 
will involve lifting, re-bedding and re-pointing of the ridges. 
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Photograph 18 

 
Photograph 19 

3.1.11. One of the broken tiles is resulting in rainwater making its way onto 
the supporting timberwork below, causing decay. 
 

 
Photograph 20 
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3.1.12. The higher level roof structure comprises three principal trusses 
supporting two rows of purlins to each roof slope, in turn supporting 
common rafters. 
 

 
Photograph 21 

 
Photograph 22 

3.1.13. There is no underfelt beneath the slate covering. 
 

3.1.14. The slates are held in place with oak pegs, many of which are snapped 
or missing and the roof will require stripping and re-covering in the 
medium term, prior to which isolated slate replacements are to be 
expected. 

 
3.1.15. The roof timbers are primarily oak, although some replacement 

softwood rafters have been installed when the roof was last repaired 
or re-covered. 

 
3.1.16. There is significant woodworm infestation to many of the timbers, 

however this does not appear to extend into the solid heartwood and 
the roof structure is considered to be in good condition for its age. 
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3.1.17. The structure over the left side of the building has been replaced 
approximately 50 years ago and comprises purlins supported between 
load bearing walls, in turn supporting common rafters over which 
there is a bitumen-based roofing underfelt. 

 

 
Photograph 23 

 
Photograph 24 

3.1.18. Underfelts provide a secondary barrier to water penetration. 
 

3.1.19. Bitumen underfelts used in construction prior to the early 1990s are 
likely to contain asbestos fibres although these are bound up in 
bitumen and risk to health is minimal. 

 
3.1.20. There is an isolated hole in the underfelt. 
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Photograph 25 

3.1.21. The roof structure is preservative treated softwood and noted to be in 
good condition. 

 
3.1.22. The cart shed roof structure comprises a principal King post truss 

supporting three rows of purlins to each roof slope, in turn supporting 
common rafters. 

 

 
Photograph 26 
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Photograph 27 

 
Photograph 28 

3.1.23. To the right-side slope, there is a bitumen-based roofing underfelt but 
to the left-side slope there is no underfelt. 

 
3.1.24. The structure is softwood and there is significant woodworm 

infestation evident to some areas. 

 
Photograph 29 
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3.1.25. When probed with a pen knife, sound heartwood was evident to the 
accessible parts of the truss. 

 
3.1.26. One of the lower purlins to the right side has decayed where it is built 

into the rear wall of the Mill building and consequently a replacement 
purlin has been fixed alongside. 

 

 
Photograph 30 

3.1.27. There is a snapped rafter close to ridge level on the left-side slope 
which should have a new rafter fitted alongside. 
 

 
Photograph 31 

3.1.28. The truss is supported by the load bearing wall to the right side and to 
the left side, a cast iron post and timber eaves beam.  The eaves beam 
has been replaced as part of previous repairs. 

 
3.1.29. The post is suffering surface corrosion but, where visible, is seen to be 

sound. 
 

3.1.30. The condition of the post below ground cannot be confirmed without 
exploratory work. 
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3.1.31. At mid-span of the eaves beam, there is a softwood packer which has 
significant woodworm infestation and should be replaced. 

 
Photograph 32 

3.1.32. To the front-left corner, there is water penetration from a broken tile 
(as previously reported) which will result in decay of the timber eaves 
beam. 

 
3.1.33. A general overhaul of the roof coverings is required to replace 

defective slates and tiles. 
 

3.1.34. There has originally been a roof over the water wheel but which has 
collapsed many years ago, requiring re-instatement. 

 

 
Photograph 33 

3.2. Chimney Stacks and Flashings 
 
3.2.1. There is a single stone-built chimney stack to the left side which is built 

off the gable apex.  The stack is of ashlar construction. 
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Photograph 34 

 
Photograph 35 

3.2.2. The stonework has visible deterioration and will require replacement 
in the medium-long term. 
 

 
Photograph 36 
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3.2.3. Although re-pointing has been undertaken many years ago, cement 
mortar has been used.  Cement mortar is unsuitable and lime mortar 
should be used for all future re-pointing. 
 

3.2.4. There is erosion and cracking of some of the mortar joints and further 
re-pointing is required. 

 
3.2.5. The stones will have deteriorated significantly internally due to flue 

gasses and the full condition cannot be confirmed. 
 

3.2.6. If the flue is to be brought back into use, it will require lining and it is 
likely that the chimney stack may require re-building. 

 
3.2.7. There are mortar flaunchings to the base of the stack. 

 
3.2.8. Mortar flaunchings shrink and crack over time and will require periodic 

replacement. 
 

3.2.9. At present, the flaunchings are seen to be in satisfactory condition. 
 

3.2.10. At the abutment of the lower level roofs there are lead flashings which, 
where visible, appear to be in satisfactory condition. 

 
3.3. Rainwater Goods 
 
3.3.1. The weather remained dry during the survey and therefore the 

rainwater goods were not seen under operational conditions. 
 
3.3.2. The roof slopes discharge to eaves gutters which are half-round cast 

iron, supported on rise and fall brackets to the Mill building and which 
in turn discharge to cast iron rainwater downpipes. 
 

3.3.3. The gutters and downpipes are in reasonable condition but require re-
decoration. 

 
3.3.4. Traditionally, downpipe joints are caulked and I would recommend 

that this is undertaken. 
 

3.3.5. To the cart shed, there are cast iron gutters supported on fascia 
brackets to the left side and plastic gutters supported on rise and fall 
brackets to the right side. 

 
3.3.6. I understand that the plastic gutters have been fitted prior to the 

property being listed. 
 

3.3.7. The gutter does not extend the full length of the roof, which will result 
in water missing the gutter altogether. 
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Photograph 37 

3.3.8. It is also likely that water will oversail and miss the gutter during 
periods of heavy rainfall, given the significant projection of the eaves 
slates. 

 
3.3.9. The gutters should be altered/adjusted and would ideally be replaced 

with cast ironware. 
 

3.3.10. Rainwater downpipes discharge directly onto the ground.  This results 
in localised wetting and can lead to problems of localised subsidence, 
however there were no such problems evident. 

 
3.3.11. There is some vegetation growing in the gutters which will require 

periodically cleaning out. 
 

 
Photograph 38 

3.3.12. Inadequate disposal of rainwater can cause serious defects within a 
building, including damp, timber decay and structural movement.  It is 
therefore important that rainwater goods are kept in a well-
maintained condition.  In particular, it is recommended that gutters 
are kept clear and cleaned of any leaves, silt and rubbish on a regular 
basis.  In addition, joints and brackets should be checked periodically. 
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3.4. External Walls 
 
3.4.1. Our inspection of the external surfaces of the main walls was made 

from ground level and from within readily accessible windows. 
 

3.4.2. The foundations to the property have not been exposed; therefore you 
must accept the risk of unseen defects.  However, there was no 
evidence to those parts readily visible that would indicate problems 
with the foundations, nor where there any above ground level defects 
that would normally have an adverse effect on the foundations. 

 
3.4.3. The external walls are of solid stone masonry construction, 

approximately 500-600mmm thick. 
 

3.4.4. The walls will comprise two leafs of stone masonry with a mortar and 
rubble filled heart, built off footing stones at relatively shallow depth.  
Consequently, these types of wall are more prone to changes in the 
below ground conditions leading to problems of 
settlement/subsidence.  There are no such problems evident to the 
walls. 

 
3.4.5. There are stone heads and cills to the window and door openings. 

 
3.4.6. The front elevation has been re-pointed with a cement-based mortar 

although the old lime joints have not been raked out prior to re-
pointing, resulting in significant areas of cracked and loose mortar. 

 

 
Photograph 39 
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Photograph 40 

 
Photograph 41 

3.4.7. Cement-based mortars are hard and impervious and can lead to or 
exacerbate dampness problems and erosion of stonework. 

 
3.4.8. The cement mortar should be removed and replaced with traditional 

lime mortar. 

 
Photograph 42 
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Photograph 43 

 
Photograph 44 

3.4.9. There is general erosion of mortar pointing and the building should be 
re-pointed with a traditional lime mortar as part of a programme of 
future repairs and maintenance. 

 
3.4.10. There are numerous openings to the rear elevation which have oak 

lintels externally. 
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Photograph 45 

 
Photograph 46 

3.4.11. Although the oak is aged and deteriorating, it still appears to be 
structurally sound. 
 

3.4.12. Where the opening to the rear of the left-side, first-floor room 
(drying/hopper) has been built in, the built-in stonework has not been 
tied into the reveals although there is no evidence of any ongoing 
problems. 

 
3.4.13. An opening in the basement has been previously built in. 
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Photograph 47 

3.4.14. There are fractured stone heads to window openings in the first floor 
in the right-side elevation which is where the principal Mill workings 
are located and most likely due to vibration. 
 

 
Photograph 48 

 
Photograph 49 
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3.4.15. There are fractured heads to the ground-floor openings in the front 
elevation. 
 

 
Photograph 50 

 
Photograph 51 

3.4.16. The right-side opening has a slip cill which has also fractured. 
 

3.4.17. Whilst there is no cracking or displacement of masonry above, the 
fractured heads should be repaired or replaced. 

 
3.4.18. Isolated cracking is visible below the left-side opening which has 

opened since re-pointing, but is considered to be of a minor nature 
and not of significant concern. 
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Photograph 52 

3.4.19. To the rear, the ground-floor window head has virtually no end 
bearing, being supported by the timber window frame.  
Repairs/remedial works are required which would have to be agreed 
with the local authority conservation officer/Historic England. 
 

 
Photograph 53 

3.4.20. When sighted through, there is distortion evident to the left-side gable 
and rear wall of the two-storey part of the building. 
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Photograph 54 

 
Photograph 55 

3.4.21. Tie bars have been fitted at first-floor level and above the window 
head height in the left-side gable to provide lateral restraint. 
 

 
Photograph 56 


