BOROUGH COUNCIL OF WELLINGBOROUGH
Development Committee

AGENDA ITEM
5 December 2016

Report of Head of Planning and Local Development
HIND HOTEL ENFORCEMENT NOTICE
1

Purpose of report

1.1

To seek approval to commission an open market valuation of the Hind Hotel
and a quantity surveyor's cost estimate of necessary repairs. Then following
receipt of these to serve the appropriate notice on the property owners to
require the necessary repairs to be undertaken.

2

Executive summary

2.1

The grade II* listed Hind Hotel has been deteriorating over the last 15 years.
A condition report in appendix 1 highlights the extent and severity of the
defects.

2.2

As a grade II* listed building, the council has an obligation to intervene if a
building is not being adequately maintained and repaired. In order to
safeguard the future of this property, officers suggest that enforcement action
is taken This would be a listed building repairs notice. Before serving such a
notice it is recommended by Historic England that a valuation and cost repair
report are undertaken.

3

Appendices
Appendix 1 - Hind Hotel condition report.

4

Proposed action:

The Committee is invited to RESOLVE that:
4.1

An open market valuation of the Hind Hotel and a surveyor’s estimate of
the cost of necessary repairs are commissioned in accordance with
Historic England procedural guidance.

4.2

A Listed Building repairs notice is served on the property owners and
all interested parties once the cost of repairs is received.

5

Background

5.1

The state of repair of the Hind Hotel has been of concern to the council for
several years. Complaints have also been received regularly from members of
the public and the Wellingborough Civic Society regarding its deterioration.

6

5.2

As a grade II* listed building the council has a responsibility and a statutory
duty to take steps to protect and maintain its historic fabric.

5.3

In February 2013 Development Committee resolved that:
(i) approval be given to the commissioning of an open market valuation of the
Hind Hotel and a surveyor’s estimate of the cost of necessary repairs,
together with the service of a Repairs Notice on the property owners;
(ii) A member/officer meeting be held to include the Chairman, ViceChairman, Head of Planning and Local Development, Conservation Officer
and the then owner of the Hind Hotel or his representatives.

5.4

Following this resolution a meeting was held with , the owner at the time, but a
notice was not served as a timetable was agreed with the council and
preparation started on an application for funding from the Townscape
Heritage Initiative (THI) scheme.

5.5

In 2015 a new owner, took over the hotel and started the THI application
procedure again. This application has since stalled, some minor repairs have
been undertaken, but no significant repair works have taken place.

5.6

The current owner is a director of Hotels by Endeavour Ltd who purchased
the Hind Hotel, financed by Capitaliseinvest. In August 2016 Hotels by
Endeavour Ltd was put into administration.

5.7

A second company known as The Hind Hotel Ltd, of which the current owner
is also a director, was formed in February 2016 and it is this company which
appears to run the hotel. The Hind Hotel Ltd is not in administration.

5.8

A land registry search has revealed that the situation is further complicated as
paperwork was not completed with the Land Registry to transfer ownership
from the former to the current owner when the purchase took place in 2015.
The records held by the Land Registry show the Hind Hotel still to be in the
ownership of the former owner. It is understood the Administrator is trying to
resolve this matter.

6

Discussion

6.1

The council has commissioned a condition report on the Hind Hotel in
Appendix 1 which identifies the items that need to be repaired.

6.2

In appendix 1, the condition report, the urgent works requiring immediate
attention and include the roof, rotting carpentry to windows and porch,
masonry repair/re-pointing, and rainwater goods overhaul.

6.3

The interior of the building is also covered in the condition report in Appendix
1 and identifies problems with the plasterwork and wall panelling, as well as
partial floor subsidence in the basement.

6.4

As a grade II* listed building, it is important for the council to act in a timely
manner where the historic asset is being allowed to deteriorate and the

owners are either unable or unwilling to carry out repairs.
6.5

The Heritage Lottery Fund (HLF) THI scheme identifies the Hind Hotel as a
critical building for grant-funding. Approximately 70% of the costs of approved
works, which are the majority of the items listed on the schedule, are likely to
be met by the THI scheme. However, to date the owners have not applied for
such funding.

6.6

The four notices available in these circumstances are an urgent works notice,
a repairs notice, a Building Act dangerous structure notice and a Section 215
notice.

6.7

An urgent works notice is restricted to emergency repairs to keep a building
wind and weatherproof and safe from collapse, but only where the property is
unoccupied, therefore this is not appropriate in this case.

6.8

A repairs notice covers any listed building where reasonable steps are not
being taken for its proper preservation. This covers works relevant to
repairing the historic fabric of the building internally and externally. There are
two stages to this process which includes the serving of the repairs notice and
then if - after two months - it appears to the council that appropriate steps are
not being taken to preserve it, compulsory acquisition could be progressed.

6.9

A dangerous structure notice is not appropriate at present because there is no
significant danger arising from the condition of the building.

6.10

A section 215 notice is appropriate where the condition or appearance of the
building is detrimental to the amenity of the area. It would require the owner or
occupier to carry out works to the external condition of the building to the
extent that they are detrimental to the amenity of the area. Whilst works
plainly need to be done to preserve the listed building., If these works are not
undertaken then the council can complete the work and charge the costs
against the property provided there is no appeal against the notice. The view
of officers at present based on the survey report is that any detriment to the
amenity of the area is negligible.

6.11

This report seeks approval to obtain an open market valuation for the Hind
Hotel and a surveyor’s repair cost estimate, both of which are recommended
in Historic England’s Heritage procedural guidance.

6.12

This report also seeks approval to serve a listed building repairs notice on the
all interested parties in the Hind Hotel.

6.13

If the listed building repairs notice is not complied with then a further report
will be presented to a future committee outlining the available options and
their resource implications. .

7

Legal powers

7.1

Section 47 of Planning (Listed Buildings and Conservation Areas) Act 1990.

Gives power to the council to compulsorily purchase a listed building if
reasonable steps are not being taken to properly preserve it. The exercise of
the power is subject to government approval that it is expedient to do so and
there is extensive guidance on that question
7.2

Before those powers are exercised a repairs notice under section 48 of the
same Act must be served specifying the works necessary and 2 months
allowed to pass.

7.3

Powers for the council to do urgent works and recover the cost are in section
54 of the Act but none of the work required is considered sufficiently urgent to
use those powers

7.4

Section 77 of the Building Act 1984 gives power for the council to apply to the
magistrates court for an order that works be done to a building in such a
condition as to be dangerous, but that is not the case at present for the Hind
Hotel.

7.5

Section 215 of the Town and Country Planning Act 215 enables the council to
serve a notice requiring that work to be done to land where its condition is
adversely affecting the amenity of the land. Again that is not the case in this
instance at present.

8

Financial and value for money implications

8.1

The costs of the valuation and quantity surveyors report will be covered by the
THI project.

8.2

If the council were to seek to compulsory purchase this property a report
would be brought back to appropriate committee which would include details
on finances and the arrangements for the future of the property.

9

Risk analysis
Nature of risk
Works to the
building fabric
are delayed.

10

Consequences
if realised
Severe
deterioration of
the historic
fabric and
escalation of
costs to repair.

Likelihood of
occurrence
High

Control
measures
Enforcement and
legal action as
proposed
supplemented
with the THI grant
offer.

Implications for resources
Resources are required to manage consultants to undertake the valuation and
the quantity surveyor’s report. This will be covered by existing staff
resources.

11

Implications for stronger and safer communities
The proposal will have positive implications for community cohesion as the
Hind Hotel is valued by local people.

12

Implications for equalities
An initial equality impact assessment (EqIA) screening has been completed
and no adverse impact has been identified.

13

Author and contact officer
John Udall, Design and Conservation Officer.

14

Consultees
Julie Thomas, Head of Planning and Local Development
Bridget Gamble, Head of Resources
Liz Elliott, Head of Finance
Victoria Phillipson, Principal Planning Policy and Regeneration Manager
Geoff Hollands, District Law
Tracey Cave, Service Accountant

15

Background papers
None.
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1.

PRELIMINARY
INFORMATION

The inspection was carried out by William Assheton, R.I.B.A., A.A.B.C.,
over a number of visits between 10th and 26th October 2015. The
survey was initially commissioned by Ian Hamilton of Endeavour
Hotels Limited as part of information gathering prior to an intended
general refurbishment of the building, which has suffered from
inadequate maintenance over recent years. It was subsequently
instructed by Wellingborough Council's John Udall. This is the first
survey of this building carried out by GSS. The weather was mixed,
generally mild over the period but included periods of light rainfall.

2.

GENERAL DESCRIPTION

The Hind Hotel dates back to 1645 and is a Grade II* Listed hotel at
the centre of Wellingborough, surrounded by commercial premises
and opposite Market Street. It fills its site, with Sheep Street on its
north east, Burystead Place to the north west and Tithe Barn Road to
the south west. Its stepped boundary to the south east is to the
Horseshoe public house. For the purposes of this report, Sheep Street
is taken as running north-south. It is of masonry construction, stone
to the frontage, brickwork generally elsewhere. Floors are timber
structured, as are the roofs, the coverings being in Collyweston stone
slate and Welsh slate, there also being felt flat covered areas. The
frontage and some of the central area are three storey with
basements, the rear generally two storied and there is one rear open
yard, another having been infilled at first floor. The accommodation
comprises function/reception rooms on the Sheep Street frontage,
the remainder being en suite bedrooms. There is a rear courtyard and
there are also two lightwells which are open to the sky (OTS).

3.

LIMITATIONS OF SURVEY

This report is restricted to the general condition of the building and its
defects.
Close inspection was carried out of almost all roof coverings, although
slate roofs were viewed from adjacent flat roofs, valleys and from
ground level. Roof voids to the Sheep Street frontage were accessed,
as was the Burystead Wing, but the other roof voids areas were not.
The following inaccessible parts of the building were not inspected:
1.

The below ground drainage was not inspected, nor were
the interiors of any ducts, chases or channels.

2.

Although unlikely to be applicable in this case, we are
required by our insurers to make the following
statements:
We have not inspected woodwork or other parts of the
structure which are covered, unexposed or inaccessible,
and we are therefore unable to report that any such part
of the property is free from defects.
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4.

SCHEDULE OF RECENT
REPAIRS

3.

We have not carried out any investigation to determine
whether high alumina cement was used during the
construction of the buildings inspected, and we are
therefore unable to report that the buildings are free
from risk in this respect. In view of the possible potential
danger connected with high alumina cement, we
normally recommend that the appropriate investigations,
inspections and tests be carried out immediately by a
suitably qualified engineer.

4.

We have only given the services and drains a superficial
visual appraisal and have not carried out any tests. We
usually recommend that services and appliances are
tested or serviced from time to time by specialist
engineers.

5.

Insurance policies should be reviewed and should include
for professional fees.

Works to reduce Legionella risk, asbestos removal from basement
under main frontage, decoration of first floor function rooms,
refurbishment of first floor 304 wing.

EXTERNAL
5.

ROOF COVERINGS

For the purposes of this report, it is assumed that Sheep
Street is orientated north-south.

Sheep Street Frontage

Roofs here are Collyweston stone slate, there being three
gables onto the frontage with a parapet gutter which
stops at each gable.
The east face is entirely Collyweston stone slate covered,
only the northernmost section to the rear being likewise,
there mostly being small format slates to the internal west
side.
The Collyweston stone slates are in dreadful condition.
There are many slipped slates, leaving gaping holes into
the roof voids, on each gable and water ingress is
inevitable. We would suggest that these are completely
stripped off and re-covered. It is also likely that repairs to
the supporting timber structure may also be necessary.
We have suggested that urgent temporary repairs are
carried out to prevent water ingress and damage.

2
1

Inspection of the roof voids beneath showed there to be
no sarking beneath the Collyweston stone slates and
daylight could clearly be seen in a number of places.
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The ridges are formed in earthenware hogs back ridge
tiles, many of which are misaligned and some are cracked.
In places they have been replaced with more modern,
pointed ridge tiles.
The distance between verge copings and the slates varies
to the street frontage, in places there being an upstand of
only 50 mm. Copings should be examined, and it is
possible that some will require replacement, although
certainly they should all be re-bedded. Being on the
public highway there is the potential of falling copings
causing injury below.
The lead parapet gutters discharging into hoppers and
downpipes on Sheep Street have been repaired with
flashband and these should be completely re-laid, with the
lead gutter linings being replaced.
Vegetation established in the northernmost parapet
gutter should be removed and it is likely that the
downpipes easily become blocked, the central valley
gutter being a little clearer.
The link roof between the northern part and chimney CH4
has a missing ridge tile, which should be replaced as a
matter of priority.

2

2

2

1

Previous ornamental details in the form of stone baubles
on top of each gable are no longer present, although the
cast iron pins are evident in three places. These could be
re-installed but on stainless steel dowels.
The pointing to some of the parapet copings is also eroded
and moss has accumulated in places.

Burystead Roof

The rear slope, facing west, is in roughly hewn slate
(Swithland?) and there are many lead tingles, suggesting
that the nails have corroded. This should also be stripped
off and refixed.

2

At its eastern end there is a short linking section of
Collyweston in poor condition with a missing hogs back
ridge tile. There then follows, on the southern side, a
section of lead where repairs have been temporarily
carried out involving temporary installation of slates,
flashband and bituminous paint. This is not a permanent
repair and this area should be stripped off and replaced.

2
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For most of the Burystead elevation there are hogs back
ridge tiles, some damaged and repaired, moss having
established itself in places. These should be replaced
where damaged and all re-bedded.

2

Just east of the entrance gable there is a verge higher than
the roof, which appears to be in poor condition, there
being cracking to the uppermost stone.
The southern and internal face is covered in what appear
to be machine made concrete plain tiles, there being lead
tingles in places, but their general layout shows much
misalignment which suggests that, again, it would be
sensible for this roof also to be stripped off and recovered, the nails beneath having corroded.

2

The north side is covered in similar machine made
concrete tiles, this being somewhat uneven, with sagging
evident in a number of places. There are also some tiles
missing above the Oak Room Bar which should be
replaced as a priority.

1

This roof then merges to the east into the Collyweston
roof to the main Sheep Street frontage and at this point
there is water ingress internally which should be repaired
urgently.

1

The dormer windows are in poor order, with their hipped
bonnet tiles and hogs back ridge tiles. Complete
refurbishment here, including windows, is necessary.

2

Just east of the vehicular access into the rear yard, the two
pitched roofs are divided by a verge parapet with a dual
pitched profile stone verge coping, which presumably at
one stage had a bauble detail at the top of the kneelers at
the bottom. The wall is out of plumb and the flashing is in
render, which would better be replaced with lead.

2

The roof over the vehicular entrance on the yard side is in
slate with some lead tingles, some of the slates having
slipped, and the mortar flaunching to the roof to the east
is cracked and slipping. This roof continues over the plain
tile ancient barn roof structure at the north west corner.
2 no. flues are noted from presumed redundant gaspowered hot water appliances.
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Staff Room 6 Link

The concrete plain tile Burystead covering returns south to
the link over Staff Bedroom 6, where the ridge tiles have
become loose and are much moss covered. Again, this
area should be stripped off and re-laid.

2

A number of slipped tiles are present and the lead
covering to the single pitch dormer roof is in only one
sheet, which is larger than would be recommended so this
should be re-laid.
The abutment flashing to the 204 Wing appears
satisfactory.

Chimney 5 Wing

The concrete plain tile roof here is probably on a very
uneven roof structure beneath - certainly it has sagged. It
is not clear whether this is due to decay to the supporting
structure or its unevenness. This area should be stripped
off and checked and extensive timber repairs here are
probably likely to be required. The dormer window may,
in part, be a cause of this and its flashings should also be
checked.

2

This small, dual pitch, slate covered roof, with sloping
valleys to its eastern end, has a number of slipped Welsh
slates, many tingles, suggesting it is reaching the end of its
life and this should be stripped off and re-covered,
including its pointed ridge tiles, which are in reasonable
condition and could be re-used.

2

The lead covering to the wood roll hip to the east has
slipped, exposing the timber beneath, and this should be
replaced and refitted, the fixing nails also being evident in
places, having penetrated the lead.
The lead parapet gutters on its north and south should be
cleared of debris, which is a combination of broken
Collyweston and Welsh slate, and the leadwork should be
re-laid into more appropriate sized bays with more lead
drips.

2

A number of cables for power and television aerials are
untidily present in many places.
204 Wing

This is slate covered with plain pointed blue ridge tiles and
also some ridge roll detail hips and ridge tiles. Moss has
accumulated in places. There are a number of slipped
slates and the tingles suggest that nail failure is common
here and this roof should be stripped and re-covered.

2
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To the eastern face is a northern corroded skylight, which
should be refurbished, there being cracked glazing
therein.

2

The southern slope's west end is in particularly poor
condition and the ridge tiles have actually been formed
out of a combination of timber and slate and these should
be replaced.
203 Wing

Slate covered, again, many lead tingles suggesting failures
to the nails. The ridge tiles here have a raised overlap
detail and, as elsewhere, the pointing beneath is heavily
weathered. A single, poor quality, cast iron and glazed
skylight is on the east face, which should be refurbished at
the same time as the stripping of all the roof coverings.

2

On its eastern side is a sensibly detailed stepped lead
gutter with a backfall on its lowest section and over-long
flashings into the Oliver's building abutment. Debris and
vegetation should be cleared from here as well.

2

The western side of the slate roof is in a similarly poor
condition, as is the east. Lead and copper tingles are
much in evidence.

Courtyard Roof

The lead valley gutter between this and the courtyard roof
is sensibly designed but ever-present black bitumen and
flashband highlights the probable leaks in places and all
should be stripped off and replaced.

2

The lead flashing on the high side of the chimney is loose
and should be re-secured.

2

Slate covered with blue ridge tiles, again, much evidence
of nail corrosion, there being slipped slates with lead and
copper tingles. Some areas will inevitably leak and one
can look into the roof void beneath. Again, this roof
should be stripped off and re-laid.

2

A single large Georgian wired glass covered skylight is
located close to CH16.
There is a flue approximately half way along the length,
presumably from either an ancient or a current hot water
boiler.
On the south side is a small skylight from which the glazing
has broken and been removed, and a temporary plywood
repair has been carried out. This should be re-glazed.

2
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The west side has a number of lead tingles and some of
the slates have slipped. There is a significant algae buildup adjacent to chimney CH9 and again, in view of the
condition of the other roofs, this should be stripped off
and re-laid.
Oliver's Café Roof

Apparently of a different age of construction (1902), this
dual pitched roof has Westmorland slate with raised
overlap blue ridge tiles and stone verge copings with a
lead upstand of approximately 100 mm. Joints between
the copings have opened, and the ridge coping in
particular looks to be unsecure, although we did not
access this to establish this with certainty but, as a high
priority this should be checked, and its stability ensured to
avoid possible injury on Sheep Street below.

1

The north face was examined at close quarters and,
although there are some copper tingles, the overall
condition is better than slate roofs elsewhere, although it
is unlikely to have sarking felt beneath. It would be
sensible to strip off and re-cover this roof at the same
time as others.

2

The south face was not examined at close quarters but we
presume its condition to be similar to the north.
At the bottom of the verge coping is a stone bauble
pinnacle detail which is somewhat eroded and this should
be checked at close quarters for stability. That on the
south should be likewise. Again, it could fall and cause
injury on the public footpath beneath.

Tithe Barn Wing

2

The south west corner has a lean-to slate-covered roof
slightly overlapping the Westmorland slate, although we
were unable to inspect this closely. We suspect that its
condition is similar to the other slate roofs, i.e., there are a
number of slipped slates and it should ideally be stripped
off and re-covered.

2

The main range is slate covered, there being a number of
lead tingles, particularly adjacent to the two glass skylights
towards the southern end of the west slope. The
underlying structure here is probably somewhat uneven,
as evidenced by slight inconsistencies in the slate coursing,
and some slates have slipped and the plain blue ridge tile
pointing is missing for much of its length. It may be
possible to delay works to this roof with repairs only being
required. Ideally it would also be stripped off as part of a
comprehensive roofing programme.

2
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The northern end is in plain tiles (Rosemary?) to a much
steeper pitch and this covers the much earlier constructed
former barn.

Horseshoe Wing

On the north corner there is a steeply sloping verge with
worn ironstone copings, which should be replaced in part.

2

Buddleia is evident growing at this roof's north eastern
corner and this area should be cleared of debris and
vegetation.

1

This roof is in two sections, one being mono-pitched
sloping into the courtyard, and is in very poor condition many of the slates are misaligned, extensive lead tingle
repairs and a half brick blue coping sits somewhat
precariously on the party wall. This roof should be
stripped off and replaced, flashings between it and the
neighbouring roofs being replaced at the same time.

2
2

Further west is a dual pitched roof with its south west
corner chimney CH11 serving the boiler, where the
flashing falls incorrectly over the party wall down which it
runs, causing ferns and other vegetation to grow. This
backfall should be rectified and connected into an
adjacent downpipe.

1

The slate roof has some broken slates but its condition is
not as poor as in other locations, although we suspect that
there is no sarking felt beneath and it should be covered.

2

The flat roofs have moss, vegetation and other debris
which should be swept clear, and there are splits to the
leadwork at its verge, suggesting that the leadwork should
be replaced.

2

There is then a further lead flat roof slightly further to the
north into which discharges the rainwater from the valley
gutter, running north-south behind the rear slope of the
High Street elevation. Signs of lead patch repairs are
evident and there is much debris build-up which should be
swept clear and the first bay has been covered in mineral
felt, suggesting it also to have failed. The gutter here is
also very full of debris, which should be swept clear. All
coverings should be renewed.

2

Flat Roofs
North of Oliver's Café

West of the Main Frontage
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Cavalier Courtyard Roof

At a lower level still is a roof sloping down to the south
where there is a gulley which is in need of being swept
clear of debris and replacement.

2

We did not examine at close quarters the covering itself
but it seemed to be in mineral felt, probably over old,
defective lead, there being long lead cover flashings
around the verge and ridge points. There are a number of
soil vents and other pipes in this lightwell. A ventilation
duct also protrudes up through the sloping roof from
beneath. All coverings and flashings should be replaced.

2

This flat roof at first floor level above the Cavalier Room is
mineral felt covered, there being two significant raised
plinths which may well have been skylights at some stage.
It also has a sloping section which may have been a glazed
lean-to above the back corridor.
The felt itself appears generally in acceptable condition,
although the decking beneath is spongy in many places,
suggesting there to have been leaks here in the past. We
would recommend that this is totally re-covered and any
decking beneath which is in poor condition is replaced.
The supporting timber joists may also have been damp
affected and may require repair.

2

Moss has accumulated on a number of the upstands,
suggesting the felt to be of some age and mineral felts do
have a limited life expectancy, which this may be
approaching.
A central recessed mineral felted gutter leads to the single
outlet which is less than 75 mm in clear opening and we
suspect that when there is heavy rainfall this will back up,
quite possibly causing flooding into the building beneath.
Ideally another, larger downpipe would be installed.

2

The surrounding cover flashings are generally acceptable
although, as mentioned elsewhere, in places the flashing is
less than 150 mm and in the event of flash flood or
indeed, heavy snow, this may not be sufficient to prevent
water ingress.

Porte-Cochère

The source of the constantly dripping downpipe from
above should be identified and the problem rectified.

1

The covering to the presumed formerly lead-covered
balcony should be replaced as it is in poor condition.

2
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Generally

6.

RAINWATER GOODS

The condition of roofs is very poor and scaffolding should
be erected to enable a thorough stripping off and
replacement of roof coverings, re-using existing materials
whenever possible.

2

Rainwater goods are in a variety of materials, there being
the historic lead hoppers and downpipes on the Sheep
Street elevation, and presumably at one time most of the
other rainwater goods were in cast iron. There are many
gutters on rise and fall brackets and downpipes fixed to
walls, there being hopper heads in places. Over the years
many of these cast iron gutters have been removed and
replaced with uPVC which are in a variety of colours,
predominantly white and black. The cast iron downpipes
are generally in poor condition and almost all gutters
should be swept clear of debris and vegetation, which has
established itself in many locations.

1

At the same time, any backfalls should be adjusted, as
should any hoppers which are misaligned beneath the
downpipes.

7.

BELOW GROUND
DRAINAGE

Two of the four lead downpipes on the Sheep Street
elevation are split and these should be repaired or
replaced. They are directing water into the building and
so should be temporarily repaired in the short term.

2
1

The return to the Burystead elevation western gutter
adjacent to the timber frame has become disconnected
and is discharging onto the pavement. This should be
repaired immediately.

1

A section of gutter is missing on the west elevation to the
Tithe Barn end where, incidentally, we note that the
downpipes re-enter the building and may connect to the
underground drainage in the Courtyard.

2

The hopper above the entrance into the Courtyard from
Burystead Place should be repaired and all vegetation
removed.

2

We did not carry out a thorough inspection of this and we
recommend a CCTV inspection be carried out to establish
the condition. The drains seem to discharge east under
the basement into a combined main under Sheep Street.

2
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8.

PARAPETS AND CHIMNEYS

Verge parapets to the Sheep Street elevations have been
discussed under the roof sections and they are generally in
poor condition and should be examined at close quarters
and copings secured. We suspect that the copings are
loose, particularly that to the Oliver's Café ridge, and the
upstands between the copings and the roof coverings are
not as great as would currently be recommended.

2

There are some abutments between roofs and masonry
where the leadwork is generally in poor condition, as is
the pointing to the walls into which they abut. Often lead
cover flashings show signs of cracking because each
individual sheet is too long.
A thorough programme of roof repairs should be carried
out, which would necessitate extensive repairs to parapet
walls, copings and flashings.

2

Chimneys
CH1

CH2

CH3

This two flue limestone finished stack with ornamental
cornice details is showing signs of erosion. Repointing, at
minimum, is required here, also some stone replacement.
The chimney pots are also suffering from weathering and
should be replaced. The stack sits on a partially brick and
partially limestone base. Again, the pointing here is
eroding and the plinth stonework is particularly poor.

2

This four flue stack, in brickwork, is in reasonable
condition except for the canted brick-on-edge corbel
detail immediately beneath the four square pots. The
flaunching brickwork and some of the pots have cracked
and repairs will be required here.

2

A three flue chimney with two square and one circular
buff coloured pots. Again, has signs of erosion but
localised repointing may be sufficient. The flaunching to
the detail three courses below the concrete capping is
loose and this, at minimum, should be replaced, as should
the flaunching around the pots themselves.

2

The lead gutter to its south has significant debris build up
which should be removed.
CH4

This is an L shaped on plan chimney constructed of more
modern bricks (1980s?) and has cement flaunching on the
top, which has become detached and vegetation has
established itself in places. The flaunching should be
replaced, as should some spalled bricks.

2
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CH5

This single stack chimney in buff brickwork has a single
chimney pot, flaunching and leadwork and is in reasonable
condition.

CH6

This buff coloured brick stack with string courses in two
places beneath the stone cap is very eroded and
significant repointing and rebuilding will be required to
the top metre or so of the stack.

2

A two flue stack, one of which has been capped off, there
being a three inch vent pipe at the top, has simple
flaunching to its top and around its single earthenware
pot. The brickwork at the top is beginning to erode and
moss has established itself on the flaunching. Some
localised repointing will be required.

2

At the western end of the 204 Wing. Of similar design to
CH2, with three neo classical design pots. Some of the
lower orange brickwork has spalled and individual bricks
should be replaced and, we suspect, the flaunching on top
of the canted brick capping detail would also require
replacement.

2

CH7

CH8

Some of the flashings to the slate roof are also becoming
detached.
CH9

A four flue brick stack with a three string course detail
three courses beneath the stone capping with flaunching
over. Has some loose pointing which should be repaired.

2

Vegetation is established between the chimney pots and
this should be removed.
CH10

CH11

Two flue brick stack, similar design to CH9 although with
different chimney pots. Has some spalled brickwork and
loose pointing, which should be attended to.

2

This is the main boiler flue in Fletton bricks with a single
flue and seems not to be in particularly poor condition
when examined from ground level.
The quarry tiled capping with mortar flaunching above will
probably require repair.

CH12

This single flue brick stack, projecting above the ridge of
the Tithe Barn wing, has blue brick plinths and a projecting
string course and may be in reasonable condition but
probably would merit a further close examination.
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CH13

CH14

CH15

CH16

CH17

A single brick flue with cracked flaunching to its chimney
pot. Has a number of cracks and we suspect that close
examination will reveal that it should be taken down and
rebuilt.

2

This appears to have been constructed as a single chimney
but is now two joined, containing three flues with three
chimney pots. The pointing is in poor condition and
significant repair and partial rebuilding will be required of
the upper parts at minimum.

2

Single flue stack with a cracked chimney pot and very
cracked flaunching above eroded stone cap. The pointing
is very poor and will require total repointing and possibly
some rebuilding.

2

This two flue brick stack with stone capping, two pots,
projecting brickwork string courses, three courses below
from the top, also has suffered from erosion and will
require repointing extensively.

2

Of the CH2 design which presumably had three flues at
some stage, there now only being a single neo classical pot
with the flaunching over the rest beginning to delaminate
from the brickwork. Many of the topmost course bricks
have failed and some rebuilding of the top of this chimney
will be necessary.

2

The lead flashing on the upper side has become detached
and this should be secured.
CH18

We were unable to examine this at close quarters,
however, we noted it to have four chimney pots of a
different design, quarry tile uppermost surface, the
flaunching having eroded. It is also attached to the flue of
the neighbouring property.

CH19

On the party wall to the adjacent public house, which it
probably serves, we did not examine this closely.

Chimneys Generally

These are nearly all in poor condition and most will
require repointing at minimum, with some needing to be
rebuilt. All details, including pots and flashing, will require
attention.

2
2
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9.

WALLING AND
FOUNDATIONS

No detailed inspection of the foundations was carried out,
but the comparatively rare occurrence of cracking and the
age of the building suggest that the foundations are
generally acceptable and we have no particular concern in
this regard.

Sheep Street

The principal ironstone Sheep Street elevation facing east
consists of the 1645 main three gabled building of two
storeys plus attics, and to its south Oliver's Café, which is
of more recent date (1902). Oliver's Café is constructed in
a combination of ironstone and limestone in two principal
ground level bays with a gabled front, it is of two floors
with an attic space above and the cellar beneath.
The individual stones of Oliver's Café themselves are
generally in reasonable condition, the exception being at
low level underneath both ground floor windows, where
some individual stones have eroded and these should be
replaced.
The stonework surrounding windows is
generally in reasonable condition, although slightly eroded
in places. Of major concern is the coping at high level
where the ridge coping itself appears somewhat
precarious and this should be secured as a priority to
avoid injury on the public footpath beneath. There are
also two stone pinnacles above the kneeler stones lower
down, which we did not examine at close quarters and,
indeed, all observations were made from ground level.
These should be inspected at close quarters and secured if
found to be unstable. At high level there are small return
sections of stonework which gradually die back into the
pitched roofs beyond. Again, these seem acceptable
when viewed from ground level.

2

2

The main hotel frontage, which is arguably its chief
feature, is slightly set back from Oliver's Café and is in
ironstone with limestone dressing surrounding windows.
Windows on the upper floors are apparently of the earlier
construction - we understand those to the ground floor
were inserted at the end of the 19th century. The
stonework itself, where these changes have been made,
has been well executed. The coursed random depth
ashlar ironstone is worn, as one would expect after 350
years. The pointing is failing in places and localised
repointing will be required.

2

The string course at the head of the first floor windows is
very eroded and sections of this should be replaced, with
moss being removed as well as buddleia, which has
established itself in two locations.

2
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The stonework around the southernmost downpipe has
particularly eroded joints due to the defective lead
downpipe, and also that north of the porch. Stone
replacement and repointing will be required.

2

The three principal gables are showing signs of erosion,
that to the south more than its neighbours, and the
baubles which presumably were on top of the ridges are
no longer there and these could be reinstated. There are
drawings showing their previous existence together with
their iron dowels.

2

The stonework is generally discoloured and would benefit
from a light cleaning.
Below the ground floor window cills is a cementitious
render which is cracked and spalled, having undergone
repairs in places. Where sections have fallen away,
brickwork is apparent as a plinth and significant repairs
here will be necessary. 4 no. downpipes pass through this
plinth and at three locations the render has been
continued across the downpipe, which is not sensible
detail - exposing the downpipe would be more
appropriate. All should be repaired using lime mortar.

2

The elevation is generally reasonably plumb and to line,
although the gables do lean in to the building slightly, but
its overall structural condition appears satisfactory. The
external pavement's ground level slopes approximately
1 metre down from north to south along the building's
frontage.
The pointing is a combination of lime mortar with
inappropriate
cement-rich
pointing
in
places.
Consideration should be given to replacement of loose
cementitious pointing with lime and retention where it is
sound.
Porte-Cochère

2

The main entrance porch is a projection with two freestanding double timber columns sitting on stone bases.
The stone bases are very eroded and repairs here will be
necessary, some plastic repairs having apparently been
previously carried out in an inappropriately rich
cementitious render.
The pilasters onto the front wall are similarly eroded. The
timber fluted square columns, with their Corinthian
capitols, are also very much affected by the weather and
should also be repaired.

2
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The timber structure above, which we were not able to
access, apparently due to its structural instability, should
consequently be exposed and all rotten structural and
finishing timbers should be replaced.

2

The handrail to the balustrade is also rotten and
significant repair and redecoration will be required to all
sides, with the roof covering also being replaced.

2

The white timber painted soffit with its central beam
running north-south also has signs of decay to the V
groove matching boarding, from which the paint has
peeled in many places.
All in all a significant repair of this structure will be
necessary.

2

The main entrance arch into the hotel, probably a late
Victorian insertion, is very stained and there is some
erosion at low level with joints requiring repointing. The
first impression on entering the hotel is important and
consequently the stonework would benefit from being
cleaned.
Some hanging baskets and other attachments to the front,
such as steel cables for hanging banners and the like, are
also noted, together with the 4 no. predominantly lead
downpipes with 1741/1762 dated hoppers.
Burystead Place

This long elevation, approximately facing north, is of
different ages of construction and has been much altered
over the years.
Constructed mainly in ironstone with limestone window
surrounds and dressings and plinths, the main frontage
return is three storeys high with a gable facing north, the
remainder being two storeys, there being a further gable
at the north west corner.
The north east corner is far from being vertical, bulging
out slightly at first floor and then leaning back, but in
buildings of this age this is not uncommon and there are
no signs of cracking. We suspect that further movement
in the future is unlikely.
The line of the eaves is not perfectly straight but, again,
the distortions here are not of immediate concern.
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The pointing to the side of the main building frontage is
often in an inappropriate cement-rich variety but as the
elevation travels west less repointing has been carried out
and there are a number of empty joints which should be
repointed, and particularly at low level. Some individual
stones have eroded which should be replaced.
The signs of a crack are present where the two storey
section joins the three storey frontage. This crack appears
ancient and so is of no immediate concern but,
nonetheless, an eye should be kept on this.

M

A sloping profile string course at the ground floor window
head level is present to the two storey section only but it
stops at the entrance into the courtyard. Significant
repointing here is necessary.

2

A stone verge parapet where, again, presumed earlier
bauble details are missing, is in reasonable condition
although buddleia is established at the level of the string
course beneath, at first floor window head level. This
should be removed and the presumed defective gutter
behind should be repaired.

2

The two storey section has an overhanging timber soffit of
approximately 350 mm with very damp affected peeling
paintwork which should be redecorated.

2

Over the access into the rear yard there is a timber framed
first floor Victorian insertion with plaster infills, some of
which has decayed. The rainwater goods are obviously
defective, causing staining, and the timber generally
should be treated as it is obviously very dry and porous.
Anti-bird netting is noted.

2

The stonework beneath, on 45⁰ recessed angles, is again
somewhat worn, as elsewhere, but is generally
reasonable.
The stone gable end to the former barn at the south west
corner has very poor pointing at high level and very worn
and eroded coping stones requiring repair, replacement
and repointing. Again, at low level the stonework here is
also very eroded.
There is buddleia behind the parapet, which should be
removed, with all flashings being checked and repaired as
necessary.

2

2

Restoration and Repairs - The Hind Hotel, Wellingborough
Borough Council of Wellingborough

P a g e | 17

Condition Survey
At the east and west corners of this long elevation are two
carriage lights which it would be appropriate to retain and
refurbish.
Tithe Barn Road

The west elevation is of a more vernacular appearance
and the stonework is very much more random, individual
stones being of a more irregular shape and size, although
they are predominantly still coursed. The upper portion is
in brick.
The small barn at the northern end, with its embedded
timbers, all in very poor condition, one surmounting an
earlier vent, has been partially repointed in cement rich
mortar. Overall this entire elevation requires a thorough
overhaul, including some stone replacement and timber
lintel replacement.

3

The eaves level of the barn continues to the southern
corner and for most of the run the roof is a more recent,
probably Victorian, structure on top of six courses of
brickwork set in from the outer face of the stone wall
beneath with a sloping tile surface taking up the
difference in the wall thickness. The Fletton brickwork,
although somewhat mottled in appearance, is reasonable
but will require some localised repointing.

Horseshoe Inn Boundary
Elevation

The hint of a crack is present to the south west corner. It
is evident on this elevation also that the rainwater from
the gutter on this elevation discharges through the wall
approximately at Bedroom 115. This crack would merit
further investigation by a structural engineer.

M/2

All in brickwork, this side wall is predominantly in English
bond local orange red facing brickwork, although the
Fletton brick flue to the boiler is more modern, but for the
most part this is probably of Victorian construction. The
bricks themselves are in reasonable condition although
repointing would be appropriate in places, notably the
wall beneath the mono-ridge roof.

2

Water has also run down the side of the boiler flue and
the flashings here should be redirected or a rainwater pipe
installed.

2

A timber lintel over a blocked up window at the western
end is very decayed and this should be replaced.

2
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Approximately mid way along the elevation on the
Horseshoe side, the wall thickens at lower level, there
being what appears to be a stone slab acting as a coping
for the approximately 600 mm wide offset. We could not
examine this at close quarters, there did not appear to be
a lead flashing here, there being render instead and this
should be further investigated.

2

Towards the east the boundary line steps north and
thence to the Sheep Street frontage, with a small yard
with the metal fire escape ST5 being here and the walls
are all in English bond Fletton fair faced brickwork. Again,
the pointing is beginning to erode but by and large is not
in need of urgent attention.
There is an outbreak of buddleia beneath Chimney 13
above the neighbouring property, which should be
removed.
Courtyard West Elevation

Courtyard North Elevation

2

Probably one of the most modern parts of the building, in
large format Victorian painted fair faced brickwork, all in
reasonable condition, there being a fascia at
approximately first floor level which probably conceals a
beam which would probably have been above openings
into stables or other open fronted areas. The space
beneath is a combination of more modern 65 mm format
brickwork and earlier large format Victorian brickwork,
which presumably supported the lintels over. A large steel
beam similar to that on the northern elevation (Dorman
Long of Middlesbrough) may well be concealed by the
fascia here.
Close to the ground is a planter with vegetation. The front
edge of the planter, in random local stone, is in poor
condition and this should be repaired.

2

The internal face here is in render with a rough finish,
there being some cracking and cementitious repairs to the
east which should be redecorated and stabilised if found
to still be loose. The above mentioned black painted
beam is evident, supported on bullnose large format
Victorian bricks. There is a small section of exposed stone
at its eastern end.

2
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Courtyard East Elevation

To the north this is a somewhat ramshackle combination
of ancient construction consisting of rendered masonry,
random rubble stonework and brickwork infill, also
including a projection from first floor which we assume to
be a chimney breast with a corroded vertical cast iron tie
end.
The paintwork is peeling, particularly from the brickwork
and masonry to the chimney, and many of the lintels have
sagged. All should be repaired and redecorated.

2

Damp is adversely affecting the first floor window over the
porch. Defective rainwater goods should be repaired
including the removal of the sedum which is growing
verdantly in the north east corner.

2

A melange of downpipes and soil vent pipes is also
present, there being an open hole in a diagonal section of
cast iron pipe where, presumably, there had been a
blockage. All should be replaced.

2

Vegetation has also established itself above the flashing at
the abutment between the porch roof and the wall.
The Victorian 204 wing projects into the courtyard, with its
gable end surmounted by a three flue single chimney
stack, CH8. It is constructed in large format English bond
brickwork, white painted up to approximately half way.
The pointing is beginning to erode in places and the
paintwork at low level is failing, giving an untidy
appearance. In other places is a variety of services,
including CCTV, lighting, television aerials, heating,
balance flues etc., detract from the elevation.
Some stone lintels are very eroded and one is cracked,
stone sub cills also being adversely affected by the
weather. All should be replaced.

2

A corroded Victorian soot access plate is at low level.
The verge detail, brick on ends, etc., probably requires
particular attention and the edge to the tiling has failed.
The stone cill to the third floor on the southern return is
particularly weathered and will require attention.

2
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The area of the kitchen, with its Fletton brickwork, is
similar to the 204 Wing and sits where was, presumably,
at one time an open fronted area, as evidenced by the
1950s or 1960s brickwork (not painted). Again, in places
the window cills above are very eroded and there are
many external services which should be rationalised.

2

Courtyard South Elevation

The southern elevation is predominantly in Victorian
brickwork above open areas, all painted and in reasonable
condition, the cills here being pre-cast concrete.

Cavalier Courtyard

Above first floor level the east elevation, in buff coloured,
brickwork, discoloured in places, has signs of a small
amount of movement over the southernmost second floor
window. This does not seem recent but an eye should be
kept on this nonetheless.

M

The brickwork is generally in reasonable condition,
although the pointing to the slate verge cloak has failed
and the stone window cills are eroded, there being an
empty joint to the cill of the large window on the staircase
landing. These should all be attended to.

2

Many services are evident and a constantly dripping pipe
from one of the second floor bedrooms also drips onto the
mineral felt roof causing green algae to grow. This should
be attended to as a matter of priority. A single extract
unit is attached to the wall, which may well be redundant.

1

Evidence of bird presence is plentiful.
The north elevation is only one storey of beige brickwork
which, to its western end, gives in to a much earlier,
apparently timber framed structure with rough plaster
infill, some of which has been replaced with more modern
render, which is cracked.
There are three redundant condenser units here.
The west elevation is a continuation of the much earlier
construction, apparently timber framed with more
modern render at lower level with a lead flashing not
exceeding the recommended 150 mm above the surface
of the mineral felt roof.
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The south elevation, abutting the 204 Wing, here is two
storeys high and its brickwork is beige and much
discoloured, there being signs of some movement above
the central window heads, but by and large it is in
acceptable condition although the extensive foul and
storm drainage pipework is much covered in bird
droppings.
Flashings up to the brickwork are generally acceptable,
although they do not continue over the window cills,
which are themselves very eroded.
10.

11.

PORCHES, DOORS AND
CANOPIES

WINDOWS

The porte cochère is dealt with in Section 9 and is in poor
condition. External doors are generally in painted timber
except the main stained timber and glass panelled main
Sheep Street door. All are decoratively tired but are
generally effective but should be redecorated.

2

There are simple gallows bracket, flat roofed, felt covered
porches above the door into the bedrooms in the Tithe
Barn Wing, all of which should be redecorated, together
with the doors themselves.

3

There are a variety of window types in different parts of
the building. The vast majority are single glazed and
replacement with double glazing or providing secondary
glazing should be considered.

2

Windows onto Sheep Street and Burystead Place are
generally rectangular leaded lights which have loose and
draughty glass and many cracked panes which should be
replaced.

2

Opening lights are mostly metal iron framed side hung
casements which are poorly fitting and have missing stays
and catches. A programme of general refurbishment
should be instigated.

2

More recent 'Crittall' type metal windows in the Tithe
Barn elevation are cold and should also be upgraded.

2

The majority of the remaining windows are timber vertical
sliding single glazed sashes. Many have very rotten sub
cills which will require replacement but the sashes and
frames are generally salvageable, albeit they will require
redecoration and replacement putty in most cases, and
splice repairs. Some uPVC double glazed windows
surround the kitchen.

2
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There are also single glazed side hung timber casements
which are draughty and in need of redecoration.

2

There are also a number of skylights set into roof slopes,
most of which have defective glass and which show
significant signs of corrosion. All should be replaced or
refurbished.

2

The roof void over the CH5 wing which is behind the
Sheep Street central gable has no sarking felt beneath the
slate covering. The area is generally dry with no
significant signs of water ingress. Thermal Rockwool
insulation was installed at some stage, although this has
been significantly disturbed and in places there is none.
The depth of the insulation appears to be only about
50 mm. Ideally it should be 250 mm.

2

INTERNAL
12.

ROOF AND CEILING VOIDS
CH5 and Sheep Street Roof
Void

Access from the CH5 void leads into the Sheep Street
frontage which is quite light in the central gable due to the
areas of slipped missing Collyweston stone slate, which
should be repaired immediately. Again, for this frontage
zone there is no sarking beneath the roof covering and the
thermal insulation is very thin, at approximately 50 mm.
The roof should be stripped and covered.
We did not examine every sloping valley, but suspect that
there are outbreaks of timber decay in a number of places
and significant timber repair here is likely to be required.

1

2

2

Access to these inter-connected voids is via 305.
Oliver's Café Roof Void

This roof void, accessed from Store Cupboard 349, is
approximately 2.37 m high at its centre, there being lattice
purlin trusses running in an east-west direction
2.05 metres apart. Consequently the available space for
possible additional accommodation is less than it may
initially appear without significant structural intervention
and any staircase access should, ideally, avoid the lattice
trussed purlins.
The second floor to third floor height is approximately
3.2 metres.
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With regard to the condition of the roof, daylight is
evident in some places, again there being no sarking
present, and for the most part it otherwise seemed in
reasonable condition, as the external inspection had
suggested. If a programme of roof replacement is
undertaken the opportunity should be taken to re-lay on
sarking felt.
204 Wing

2

Accessed from the access hatch in 324, opposite 323, it is
evident that there is no felt beneath the slate roof
covering above. There is some thermal insulation in
places, although this is often being removed to facilitate
re-wiring. There are also a large number of redundant
water tanks in different materials.
Live cabling is present in many places; there also are
significant amounts of cut off, loose and presumably
redundant cables and pipes, which should be removed.

2

A significant clean and tidy up should be carried out,
including re-laying the insulation with all redundant
services being stripped out.

2

A skylight is evident at the hipped east end of the roof.
Daylight is evident in a number of locations through which
water ingress inevitably must occur.
Courtyard Roof

Roof Void 203

This covering is similar to 204 Wing, i.e., no sarking
beneath the slates, much daylight evident in the roof void,
a number of redundant water tanks and assorted services
cables. The underside of a small glazed rooflight is
evident, one half of which has been temporarily infilled
with plywood. The slates should be stripped off and relaid on new felt and battens, repairing rooflights and
flashings, etc.

2

This short run of slate with no felt supported on steel RSJ
purlins, there being a small timber casement window at
the end. As elsewhere, significant insulation in a disrupted
state, there being other cables and extract ductwork, etc.,
discharging out through the southern gable. Significant
light ingress suggests this should also be re-roofed.

2
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Burystead Roof Void

Accessed from a hatch in the corridor adjacent to
Room 111, the north west roof with its ridge running
north-south has black roofing felt underneath the plain
tiles on the west side but no felt on the east, where the
underside of the plain tiles is visible.
The roof
construction, of a central purlin and ancient unsquared
rafters, is dry and, again, much disturbed thermal
insulation is present, there also being some boards
providing reasonable access, although as the space turns
east there are no access boards. The unfelted side should
be re-roofed.
The ancient timbers of the truss seem in reasonable
condition. There is evidence of beetle attack, although
this did appear historical, nonetheless an eye should be
kept on this. There is much discolouration to the layboard
at the inner north west corner of the courtyard roof but it
was dry at the time of our inspection. We suggest an old
leak which may have since been repaired.
There is evidence of water ingress to the hip to the main
easterly run and repairs will be necessary here. The main
east run over the access into the rear yard has no felt to
the concrete plain tiles on the north side or the slates to
the south. Some daylight is evident, particularly at the
abutment to the gable above the east side of the archway
access, and these roofs should be stripped off and re-laid.
This eastern gable, presumably once the west end of the
main building prior to the late Victorian half timbered
extension, is in a combination of ironstone and bricked up
former window. There is much natural light penetration
and the northernmost purlin has much discolouration,
suggesting water ingress at some time, although it was dry
at the time of our inspection. Again, this roof should be
stripped off and re-laid.

2

M

2

2

The inside of the half timbered gable also permits much
daylight but the timbers themselves appeared in
satisfactory condition.
Piles of pipe lagging and thermal insulation are adjacent to
the half brick wall in the roof space east of the old barn's
wall plate.
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Horseshoe Roof Void

This mono-pitch roof was only inspected at the access
hatch outside 243 due to its restricted headroom.
Consisting of trusses partially visible in the
accommodation beneath, a central purlin, the slate roof
covering over with no felt is showing signs of daylight in
many places and the wall plate at its high point is much
stained, evidencing water ingress here, which should be
repaired and re-covering should be carried out.

2

The much-disturbed insulation is also evident, as are many
electrical cables. The low eaves wall plate was not
examined due to the disturbed insulation.
There is evidence of an earlier bees nest.
Tithe Barn Roof Void

Accessed from the en suite to Room 234, the slate roof
covering to both slopes has no sarking and a certain
amount of daylight penetration is evident, so we would
recommend as part of a general re-roofing this be reroofed too. Boxing in around the skylights to the south is
not insulated, although the roof generally is throughout,
as are heating pipes which run parallel to the single purlin
on each side.

2

The centre ties are somewhat springy and the
westernmost purlin is very stained, indicating water
ingress, although strangely its discolouration is on the
bottom edge not on the top, but the areas which we
examined closely were dry, nonetheless.
There are a number of galvanised steel empty, redundant
water tanks which, as those elsewhere, ideally would be
removed.
The general condition in here is better than other spaces,
there having been less disturbance to the 100 mm
insulation, although various electrical cables are
haphazardly draped over ties and on top of the insulation,
there being no cable trays.
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13.

ROOF AND FLOOR
STRUCTURES

Evidence of water penetration as highlighted by
discolouration of layboards, trusses, rafters and purlins is
evident in many places, although many were not damp at
the time of our inspection. The west side of the main
frontage was one damp area where repairs will be
necessary, the timber being affected by damp and beetle
infestation. Beetle attack was also present in timber to
the former barn's roof timbers at the north west corner.
As a significant refurbishment of the site is proposed, we
would recommend that a timber treatment specialist be
employed to carry out a detailed survey of the building so
a comprehensive strategy for timber treatment can be
agreed.

2

The floor structures are generally assumed to be timber
joists although some steel joists are likely to be present to
some areas, such as the roof over the dining room. In
some places the floors were somewhat springy suggesting
joists to be slightly undersized by today's standards, but
few areas of concern were obvious, provided that the uses
of rooms remains as is current. The floor to the Cromwell
Room is spongy and we suggest this is further examined
by a structural engineer and it would be sensible at the
same time for the site as a whole to be reviewed.

3

There are a number of downstand beams supporting
structures above, some of which are concealed by
suspended ceilings, e.g., first floor of the 204 Wing. In the
Cromwell Room the beam is in oak and is ornately carved.
14.

PARTITIONS, SCREENS,
PANELLING AND DOORS

There are many partition walls presumably formed of
timber studs with plaster finishes and these are in
reasonable condition as far as we could ascertain, and
there are no concerns in this regard. Should reorganisation of the layout be considered, some partition
walls may, in fact, have become load bearing over time
and a structural engineer's view may need to be sought.

15.

CEILINGS

Ceiling constructions and finishes are mentioned in
Section 16. The older parts of the building would have
had lath and plaster ceilings, some remaining, others, over
the year, having been replaced with plasterboard. There
are many cracks in lath ceilings but we would generally
not recommend these be replaced but are secured,
retained and redecorated. The plasterboard ceilings are
generally in reasonable condition but in places, where
there has been water ingress, localised areas will need to
be replaced.
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16.

INTERNAL FINISHES
Basement

01-05 Front Basement

We did not carry out a thorough inspection of the
basement due to most of it being made inaccessible
awaiting asbestos removal from Room 05.
The ceilings were largely formed of ancient,
unfireprotected floor joists to which fire protection should
be added, a small concrete floor structure being over 02
and 03.

2

Walls were in either brick or stone with some more
modern blockwork. 02 and 03 is chilled, as a beer cellar.
The electrical incomer is in 07 and we understand gas
enters in 05.
Various redundant beer barrel fittings are in 05 and a high
level window to the Sheep Street frontage is in 04. There
are drainage gullies in the floors, presumably connected to
the mains in Sheep Street.
06-08 Rear Basement

06 and 07 are accessible but some asbestos coated
redundant calorifiers in 08 made this area out of bounds.
06 and 07 are used as the site manager's workshop and
store, with brick walls and floors. The ceiling over is
concrete in steel beams. All finishes are poor but are
serviceable for their current back-of-house uses.

Ground Floor
101

Entrance Lobby

Apparently at one time this was part of the vehicular
access to the rear yard, long since infilled and made part
of the interior of the building. A plaster cornice runs
around the front glass and mahogany screen, which is
rather worn but nonetheless is perfectly serviceable.
The ceiling has an anaglypta lining paper painted finish
and cracks to the assumed lath and plaster ceiling above
are noted.
The walls are painted plaster and are in reasonable
condition. The floor is coir mat, there being a stone step
up into the Cromwell Bar to the north and a carpeted step
to Reception to the south.
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The bevelled glass and mahogany more recent glazed
screen between this entrance lobby and the ground floor
circulation space is in reasonable condition and it is noted
that the cornice runs straight through the head of this and
does not return on either side of it.
102

Main Reception

Similar anaglypta lining paper to ceiling with a similar
plaster cornice around, painted plaster walls with lining
paper above, a deep dado with raised and fielded
panelling beneath. The panelling is slightly uneven in
places above its 400 mm deep skirting.
The mahogany reception counter is serviceable and the
carpet is slightly worn and discoloured in places, there
being nosings to the steps down to the entrance lobby.

103

Reception Office

The area behind the counter has a similar ceiling and
cornice to the area on the other side of the reception
counter itself. A different carpet and, again, painted
plaster above the dado and panelling.

104

Back Office

Cracked, probably lath, ceiling with cornice on all sides,
generally in poor condition. Downstand timber beam to
reception back office with apparent crack to underside.
Tired wallpaper to walls above dado panelling, as adjacent
rooms. Chimney breast with interesting fire surround,
possibly late 17th century, with inset safe surrounded by
more modern tiles.
Historic leak at the south east corner has damaged both
the ceiling and wall decorations adjacent to the extract
fan. This has partially been repaired, although the
downpipe externally is still split and rainwater discharges
down the face of the stonework. This should be properly
attended to.

1

The windows are in broad format lead cames with stone
mullions and a single opening bottom hung fanlight, all in
reasonable condition.
The wall between the back office and the reception office
is in timber stud, there being no panelling beneath the
dado. The carpet is very worn and should be replaced.
2
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105

Circulation/Staircase
Landing

The anaglypta painted plaster ceiling has a large crack at
its centre but is otherwise in good decorative order, as is
the cornice, which surrounds the room and passes over
the timber screen out to the front lobby. A beam runs
over the bottom of the stairs, the cornice to its side. The
walls are predominantly painted plaster in good order,
there also being two timber arches to the rear of the
space in good decorative order, as is the timber glazed
display cabinet to the back of the bar, there also being
doors into the back bar area.
The same carpet continues from the Reception area, there
being a step with a nosing between the two.
Smoke detectors and bell sounders, etc., are present, and
some wall lights.
There is a step at the rear up into the oak beamed
restaurant, with timber projecting panels on either side,
the plaster beneath the window into the restaurant is
rough artex-type.
The door to the rear corridor 108 is in mahogany with
leaded lights depicting a hind/deer.

106

Back Bar Area

There is a single step up into the space, there also being
two further steps up to the bar area itself. The walls are
tiled full height but many rawlplugs and holes are spoiling
both its aesthetic and its ability to be kept clean.
The door into the Cavalier Room is partially screened off
by a bookcase containing glasses.
The ceiling is a hygienic lay-in-grid suspended ceiling and
the floor is a slip-resistant vinyl with coved skirtings,
although this has come loose in places and should be
secured. It is generally in poor decorative order and
should be redecorated.
A door down to the cellar has been damaged and should
be repaired or replaced. The general impression of this
room is tatty, including the worktop on bare timber stud
to the southern wall.

3

2
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107

Cavalier Bar

The mahogany half glazed door is in reasonable condition
and there is a gently three-centred egg and dart detailed
timber arch into the fireplace recess. Dado height
panelling on walls. The timber and glass screen to the bar
rear area also has an old timber rolltop shutter and a door
with a cracked pane of glass. The detailing of this is
generally not good, there being cheaper infill panelling
above the door and the roller shutter.
The external window, which is blanked off from the
storage space beyond, is in good order.
The carpet, to a different design, is clean and the
furnishings in here are generally better than those
elsewhere. The fireplace and surround appears not to be
operational.

108

Corridor

This zigzag layout corridor has a much lower plaster ceiling
with a different patterned anaglypta, there being evidence
of water ingress, although it was dry at the time of our
inspection, close to the empty glass fronted cabinet.
The walls, with their hardwood dado and skirtings, are
paper lined and are in reasonable order.
The rearmost section, which has a coir mat barrier, slopes
up to the rear yard at 6 degrees. At the high point the
head room is approximately 2 metres only.

109

Bar Store

With its rudimentary finishes and fair faced blockwork wall
in the corner it provides the niche to the adjacent Cavalier
Bar.

110

Wine Store

This space, accessed from the Courtyard, is largely full of
stored materials and is in poor quality of decorative order.
It is likely that there is dampness at low level, although we
could not confirm this due to the presence of the stored
furniture.

Rear Courtyard
112

(Bedroom 305)

Accessed via Lobby 111, it has a broadloom carpet as
generally and is accessed from outside from the courtyard.
Concealed grid ceiling. In this room the joinery for the
furniture has been painted duck egg blue.
Side hung casement windows with secondary double
glazing. Ceiling approximately only 2.25 high with lower
sections over the bed and at the entrance.
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113

(En Suite)

Washable lay-in-grid ceiling. Tired wall tiling, full height.
Concealed cistern and plumbing to wash hand basin, etc.,
with access panel under basin.

115

(Bedroom 304)

Similar finishes to 305. Accessed via 114, a twin room
with timber side hung casement windows with secondary
double glazing. Paint to the radiator is beginning to peel.
Different carpet in here with an orange red linear pattern.

116

(En Suite)

The en suite has a different lino/vinyl floor finish which
has bubbled around the w.c. Lay-in-grid washable ceiling
which is peeling in places. Tired wall tiling. All doors flush
except external black six panelled door, which should be
redecorated, particularly to bottom weather strip.

118

(Bedroom 303)

Accessed from 117, double bed, finishes similar to
Room 120, concealed grid ceiling, orange painted
anaglypta wallpaper, lay-in-grid ceiling to en suite with
wash hand basin, w.c. and bath. Tiling looking tired.
Side hung timber casement windows, secondary double
glazing, as have all rooms in this part of the building.

120

(Bedroom 302)

Single room, concealed grid ceiling, orange and magnolia
painted anaglypta lining paper.
Carpets as generally
elsewhere.
En suite: with bath, wash hand basin and w.c. Tired tiles
and lay-in-grid washable ceiling and extract fan.

123

(Bedroom 301)

One single bed and one double fold-up bed. Concealed
grid ceiling with a bulkhead. Intermittent paint at edge
trim. Some tiles not sitting flat to their neighbours.
Generally gives a poor impression and should be
refurbished.

3

Surface mounted ceiling lights, also some wall lights.
Holes in wall where it is presumed a trouser press has
been removed. Magnolia coloured walls. Lining paper
coming away in a few places. Different design carpet in
reasonable condition.
En suite: lay-in-grid washable ceiling tiles, tired wall tiles
up to the ceiling. Boxed in cistern and pipework beneath
wash hand basin with access panel. Bath with a side
panel, all as elsewhere. The general impression given is of
tired decor.
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Doors are flush. Extract fan to en suite, black. Six
panelled external door leading into very small lobby.
External face of door should be redecorated.
125

Boiler Room

125a Open Fronted Garage
Space

With its concrete ceiling over, finishes in here are
generally poor but are acceptable for boiler room use. It
has an external louvred door and a brick chimney for the
flues, which we have noted elsewhere requires attention
to its flashings.
The ceiling is of panelled painted asbestos but is
apparently not dangerous at present, although if disturbed
it might be. It is discoloured over one of the bays, which is
where the linen store is located. There are many high
level pipes which penetrate from the rooms above and
horizontal heating pipework runs at high level on the
southern boundary to the boiler room.
The walls are painted fair faced brickwork and the floor is
of blue brick with depressions in places, presumably this
having been originally the stables, although no stable
fittings are present, marks in the floor showing where the
stable stalls presumably were at one time.

126

Store off Boiler Room

Asbestos is contained in this space off the boiler room and
detailed inspection was not made of this. We understand
that the asbestos is due to be removed shortly. This
should be removed if not already done so.

1

Main Building
127

Kitchen

The ceilings are in slightly discoloured painted flat plaster
with downstand beams every 2.5 metres. The walls are,
for the most part, covered full height in ceramic tiles, the
grouting being somewhat discoloured and there being
holes where previous fittings have been removed. Some
boxed in pipes are evident at high level and also at high
level is the galvanised steel finish cooker head extract
system discharging externally up the east elevation by ST5.
In the north east corner a diagonal beam supports the
floor over. The access into the restaurant niche is not
plastered.
Floors are in beige quarry tiles. Again, the grouting is
discoloured, some of the tiles are cracked and should be
replaced. There is a large walk-in refrigerator on the
southern wall and extensive stainless steel free-standing
units throughout.

2
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External windows are in a combination of double glazed
uPVC and vertical sliding sash.
128

129

130

Dry Goods Store

Kitchen Lobby

Restaurant

This space, accessed from the kitchen underneath the fire
escape above, has painted plaster walls and painted
panelled ceiling with an 'Asbestos Present' sign. There are
also many high level pipes in this area, as well as some
electrical switch gear. Ideally the asbestos would be
removed.
Very low ceiling in here. Painted plaster. In reasonable
condition. Full height tiling to the walls and slip-resistant
vinyl to the floor, which is damaged at its threshold
junction with the quarry tiles to the kitchen, which should
be repaired. One timber external window with Georgian
wired obscured glass. Finishes in here generally are poor.

3

2

Accessed from the kitchen, there being two quarry tiled
steps and then two barrier mat steps down to the dining
space, and also being accessed from the stair landing via
one step, this room is decorated in a 'Tudorbethan' style white plastered walls and black painted timber. The
ceilings are in a rough plaster finish, painted white, as are
the walls, the condition of which is generally reasonable,
although there are some signs of damp at low level
adjacent to the fireplace and on the wall to the kitchen
and there is discolouration and suggestion of salt
movement, the internal floor level being lower than the
external courtyard level. There are extract grilles in the
northern wall which presumably discharge through
ductwork above the ceiling void over the zigzag corridor
108. A central Daikin cassette unit is also present.
The carpet is another busy pattern broadloom, which
extends into the adjoining Room 131. It is grubby and is in
need of cleaning by the door into the kitchen.
On the western elevation is an inglenook-type fireplace
with a low bessemer beam - it may be possible to use this
as an open fire.
We did not access the Wine Store, with its Suffolk latch
ironmongery and timber frame detailing.

131

Annexe to part of the
Main Dining Room
Space

The same finishes as 130 extend here. There is some
discolouration evident to the north west corner on the
walls at high level, the cause of which is unknown.
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132

Ladies' and Gents'
Disabled W.C.

This accessible w.c. has full height tiling on the walls and
tiling on the floor and has the standard fittings of an
accessible w.c.
The silvering to the mirror has failed and the ceiling has an
artex finish. There are also holes in the wall tiling generally the impression in here is poor, there also being
some corrosion to the grab rails and the w.c. cistern feed
pipe. This area should be refurbished.

3

The door should also open 'out', which it does not. It may
be possible to adjust the door stops to provide an
emergency outward opening facility.
133

Ladies' W.C.

The ladies' w.c. has two cubicles, full height wall tiles,
artex ceiling, vanity unit. There are many holes in the wall
tiling where previous fixtures have been removed. There
is also a manhole between the two cubicles and there is
an access hatch in the ceiling. Generally the finishes are
tired.

134

Lobby into Oliver's
Café

This brightly decorated space has dado panelling on one
side, painted plaster to the walls and ceiling and a timber
picture rail, with balustrading to the two steps down to
the mid landing. The floor finish, of laminate, is
satisfactory.

135

Oliver's Restaurant

Two further steps lead down into this space, which has a
partial laminate floor and partial woodblock effect floor,
there being a bar at the western side. The ceiling is
painted plaster. Finishes in here are bright and airy.
The windows onto the High Street are stone surround
leaded lights with internal saddlebars. The leaded lights
are loose and distorted, as are some of the saddlebars.
Upper bottom-hung fanlights appear to operate
effectively but repairs to the leaded lights will be required.

2
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136

137

Lobby

Chef's Room

The space behind the bar to Oliver's has very high level
ceilings and there is peeling paint to the plaster, the
window décor is somewhat discoloured. The external
windows, in Georgian wired glass, incorporate an Xpelair
extract fan. The door to the base unit of the washing up
sink is adversely water affected and the vinyl floor
between it and the behind bar area has failed weld. There
is wall tiling to shoulder height around the wet area sinks.
Other walls, being painted plaster, are somewhat
discoloured, the stud wall between it and the chef room
apparently being in asbestos, an appropriate sign having
been installed. The area is generally poor and should be
refurbished.

3

Again, a high level ceiling here, although the ceiling is
damaged and skimmed plaster is becoming detached. It is
very uneven in places, making it very difficult to keep
clean.
The walls are a combination of studwork, much damaged
in places. The wall finishes vary from boarding in poor
decorative order to plaster with cracks. There is much
discolouration and finishes are poor.
The floor is of green slip-resistant vinyl and the joints are
beginning to separate. All in all the finishes are poor and
should be refreshed.

138

Open Yard

With the very corroded metal fire escape staircase ST5,
there is much evidence of pigeon activity, although the
yard has been netted off. It should be noted that the fire
escape does not discharge from this level to the exterior,
to a final exit. The fire escape which serves the ground,
first and second floors is part of an escape route back into
the building at first floor level and thence to the rear fire
escape ST4 into the rear yard. Ideally this arrangement
would be improved so that is discharges out to Sheep
Street.
The windows between this and the Chef's Room 137 are
internally boarded in parts. There are some panes of
glass, which are loose and threatening to drop out at any
minute - these should be urgently secured and hygienically
cleaned following installation of effective pigeon exclusion
measures.

3

2
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140

Cromwell's Bar Front

A stone step leads up from the entrance lobby. This bar
has recently been refurbished and the finishes are more
contemporary and in better condition than those
elsewhere.
Shoulder height timber panelling has painted plaster
above and the ceiling above is divided into bays by
downstand plastered ornate beams. Is in anaglypta, all
painted white.
The windows are leaded lights with a more contemporary
partially obscured and partially coloured glazing, which is
in satisfactory condition. The northern bottom-hung
fanlights have no cords so we did not operate these.

141

Cromwell Bar,
Burystead Side

2

Two stone steps lead up to the public side of the bar, with
its wooden floorboards, decoration continuing from the
Bar 140. Anaglypta papered ceiling with timber encased
downstand beams, wallpaper above, shoulder height shelf
above wall panelling. All in reasonable decorative order.
A cassette unit attached to the ceiling to the western wall
seems to have a hollow space behind where there may be
the remains of an old chimney breast underneath the
chimney fireplace in the Cromwell Room above. We
understand that in front of this space at one time there
was a spiral staircase leading to the bar above, which has
since been removed.
The windows onto Burystead have rectangular leaded
lights and are reasonably true to line, although some of
the glass is cracked to one of the fanlight cheeks.

142

Lobby into Ladies'
W.C.

This has a lower, painted plaster ceiling, anaglypta to the
walls, mid height dado rail, plaster beneath, with a crack,
vinyl floor finish, hardwood panelled door to 144, flush
door into w.c.s.

143

Ladies' W.C.

With two pink finish cubicles, stipple finish painted plaster
ceiling and cast glass secondary glazing internally. The
walls are painted pink and there are signs of damp,
probably caused by the external ground level being higher
than that internally. Damp around the base of the
radiator has caused decay to the timber skirting, which
should be rectified as a priority.

2

1

The moulded resin double sink wash hand basin is in
reasonable condition. There is a UPS panel concealing the
cisterns.
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144

Lobby

A step down from the Cromwell Bar, with a mid height
dado rail and anaglypta wallpaper beneath, vinyl floor and
painted plaster to the walls, there also being anaglypta to
the ceilings. All in reasonable condition.

145

Gents' W.C.

A slight slope up at the threshold from the lobby. This has
two wall mounted urinals, one w.c. cubicle and two wash
hand basins set in the vanity unit with a hardwood edge
which is discoloured. The general impression in here is
that the space is in need of being refreshed.

3

Wall tiling to full height is reasonable except for the
number of rawlplugs where previous fittings had been
installed and have since been removed. Some low level
tiling has cracked. The white tiles with black insets also
are cracked in places. The UPS panel system is acceptable
although some of the panels are misaligned.
First Floor
200

First Floor Stair
Landing

Dark brown dado height panelling around the walls
adjacent to the staircase. Painted lined plastered walls
above, the uneven plaster finish showing through in many
places.
Ceilings are woodchip lining paper, again with uneven
plaster finishes above.
The red carpet with orange and green diagonal patterning
conceals the somewhat squeaky floorboards beneath.
General decorative standard in here is good, although the
paint finish to the column radiator is very uneven.

201

Piano Lobby

Ceiling of woodchip painted plaster with a higher section
adjacent to the external wall and a plywood panel towards
the front. Late Victorian downstand timber arch onto 200.
Lining paper to the walls above, painted dado with
panelling beneath.
Cast iron basket fireplace with surround and damaged
portrait above, which would benefit from restoration.
There is another portrait, also damaged, over the door
into Georgian Room 2.

3

The orange motif diagonal patterned carpet is also above
squeaky floorboards.
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202

Above Porte Cochère

See earlier, this external area with its timber balustrade
and decking, together with its roof covering, requires
attention.

203

The Queen Anne
Suite

There is a shallow step up at the threshold. Two
downstand beams to white painted ceiling in good
condition. Egg and dart motif cornices above painted
plaster panelled walls, dado rail, no panelling beneath.
Window seat to large window, which all have visually
detracting aluminium secondary double glazing. Large
width lead cames to windows, two panes of which have
cracked on the north elevation, four to the east.
Signs of water ingress to window cill, south east corner
adjacent to downpipe, which is the probable cause and
which should be repaired.
A different patterned carpet above somewhat squeaky
and probably loose floorboards.
Heating is by a combination of electric convector heaters
concealed in timber covers and exposed low pressure hot
water service radiators with exposed pipes rising from bar
beneath.
The west wall has a stone surround recessed fireplace
with a 1644 fire back with Delft tile surrounds.
A six panelled door out to the access corridor.

204

Oak Room

Locked at the time of our inspection and access was not
gained, but a precursory view had been gained on a
previous visit. Timber panelled walls in reasonable
condition.

205

Cromwell Room

Arguably the most significant room in the hotel. The
ceiling is divided into three bays, the easternmost with a
central adzed beam supporting exposed joists with plaster
in-between, there being a carved beam with a bulkhead
over, west of which is a Jacobean style vaulted plaster
ceiling in reasonable condition.
The walls are dark stained panels (including that to the
adjacent Oak Room). We suspect that only the dividing
wall is authentic, the others may well be Victorian
reconstructions, although the boarded ledged door is
obviously of great age and it has a raised threshold at its
cill.
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Underneath one of the radiators a timber screen has some
missing balusters.
This room is set out as a meeting/conference space, and
has a somewhat uneven floor with the orange motif
carpet above floorboards. Because of the unevenness of
the floor one is suspicious of its structure and this would
benefit from being investigated by a structural engineer.

3

There is also a threshold step up into the adjoining Oak
Room.
206

Priest's Hole

The priest's hole, also concealed behind panelling north of
the Arts and Crafts style fireplace, has a fair faced stone
interior and a flue shaped duct up to roof level. Judging by
the soot on the walls it probably served as a fireplace flue
to the ground floor below at one time.

207

Corridor adjacent to
Cavalier Courtyard

The ceiling, of very many different levels, with various
downstands, etc., exposed services such as cables and
wires, etc., and what appears to be an ancient and
probably redundant smoke detection system, as well as
more recent smoke detectors.
There is lining paper and a picture rail beneath which is
wallpaper down to a dado below which is uneven
anaglypta paper which is peeling away in many places and
is much scuffed. It should be redecorated.
There are different skirting boards beneath a column
radiator with very uneven paintwork and prominent
pipework is adjacent to the timber framing, which has
interesting detailing.
The windows out to the Cavalier Courtyard are frosted and
it may be worth considering improving the view out and
removing the frosted glass and replacing it with clear.
Two niches set into the wall backing onto the store are an
interesting feature, and are surrounded be a pomegranate
plaster bead detail.

209

Washing Room

Again, finishes here are poor, with its softwood matching
board ceiling. Painted plaster walls in poor condition and
ancient linoleum or early vinyl on floor. 1 no. tumble drier
and 1 no. washing machine.
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210

Circulation at Head
of Stairs

Corridor at bottom of staircase ST3. One ancient beam
with a lead pipe attached to its side, has a painted plaster
ceiling on either side which is scuffed at the bottom of the
stairs up to the second floor.
The panelled wall between 210 and 207 is an interesting
ancient relic with timberwork and window bars. There is
also timber surrounding the cupboard 211 with V groove
matching board and some raised and fielded panelling.
The walls are papered, looking somewhat scuffed, and the
carpet is a smaller motif diagonal russet colour above
somewhat squeaky floorboards.
The bottom of the steps up to the second floor is evident
and this staircase probably at one stage descended down
to the ground floor, although no longer does, the
understairs cupboard area having been infilled with
falsework.

211

Cleaning Store

Smoke detector, ceiling which is in poor order, there being
holes, also damaged ceiling to recess at north east corner.
Damaged plaster to wall. Stored secondary double glazing
glass from Bridal Suite. Generally this room is poorly
decorated and there is no floor finish on the floorboards.

212

Store

In poor decorative order.

213

W.C.

Temporarily out of commission and inaccessible.

214

Circulation

With the same carpet as in 210 and 207, this has a musty
atmosphere and windows should be opened to refresh
this space. The decorative standard here is lower than
towards the front of the building. Peeling lining paper to
the ceiling and walls is evident. Significant quantities of
exposed pipes, etc., are evident, including another lead
pipe above the skirting.
Elsewhere we will be
recommending that all of the services be inspected, and
certainly any lead pipework is removed.

1

2

There are four steps up to the length of this corridor,
taking one up to the level over the access below into the
rear courtyard, at which point the floor structure is more
robust.
A large column radiator restricts the width of the corridor,
which has a further two steps down west of the access
corridor. At its westernmost end is an access hatch giving
access into the Tithe Barn roof void.
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215

(Bedroom 115)

Finishes are generally painted plaster ceilings, quadrant
cornice, marked lining paper and various softwood skirting
profiles, although the staining to the wall here is
particularly poor and the cracking to the ceiling is more
evident than in some rooms.
Broadloom carpet as elsewhere.
Windows are leaded lights, 2 no. opening side hung
casements, the leadwork of which is ballooned and there
are cracked glasses and significant repairs will be required
here. The surrounds are in stone which, although
somewhat discoloured and eroded in places, are in
reasonable condition internally. Deep window boards are
cracking against the stonework and there are some signs
of mildew. At the right hand end one of the saddlebars
and the casements are very corroded.
Door into corridor, six panelled, in reasonable condition
with flush internal face.

216

En Suite

Vinyl floor finish, all generally looks tired.

217

(Bedroom 114)

Decorations very similar to Room 215, although cracks to
plaster ceiling and signs of possible water ingress in the
corner adjacent to 215.
External windows, as part of the bay, similar to those in
Room 219, i.e., 2 no. opening casements set in timber, the
timber would benefit from being redecorated. The 2 no.
opening casements are somewhat corroded and would
benefit from being refurbished. The leaded lights have
wide cames, approximately 10 mm, and there are splits in
the lead in places and some of the panes of glass are
cracked.
The exposed timber in the bay is very dry and would
benefit from redecoration.
Lining paper is coming away in the corner. A leak has
apparently been fixed.

218

En Suite

2

2

The en suite bathroom is a very tight space, with its bath,
wash hand basin and concealed cistern w.c. Wall tiling has
mildew at many of the joints. An extract fan is noted.
Basically the decor in here is very tired, as is that in the
room itself, which is particularly marked on the walls.
The ironmongery to the door is very heavy, considering it
is a single bedroom.
Door into corridor, panelled with flush internal faces.
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219

(Bedroom 112)

Similar finishes to elsewhere, painted plaster ceilings,
quadrant cornice, marked lining paper, various softwood
skirting cills. Signs of mildew to ceilings in places.
Consider installation of additional insulation here.
2 no. opening metal casements set in timber, which
should be redecorated.
Smoke detectors and wall lights, etc.

220

En Suite

En suite bathroom - again, tired wall finishes, extract fan
noted.

221

Circulation
Continuation
(Bedroom 111)

The finishes are a continuation of those in 214.

224

2

Accessed via Lobby 222, the ceiling of painted plaster has
a crack along the centre. Woodchip lining paper to walls,
which is coming away at many places and at its joints.
Carpet acceptable.
Skirting boards of chamfered
softwood, paint peeling in places. Window cill high at 1.1
above finished floor level. Condensation to windows
which are stone surround leaded lights with internal
saddle bars, one opening vent to centre. Cracked pane of
glass, corrosion to saddle bars, tiled cill to window.
Quadrant corners to ceiling to main room forming pelmet
for curtains. It is suspected that there is no insulation to
the floor construction, which feels more solid than in
other areas and may be of concrete construction and is
above an unheated store below.
The floor finish in the en suite is different to elsewhere,
and is in strip vinyl. Walls are tiled as elsewhere. Looking
tired. Painted plaster ceiling, undecorated plywood facing
to external face of en suite door.

225

Circulation

This corridor is wider than that on the Burystead Wing
(which is very narrow), although it has a sloping ceiling
adjacent to the eaves. The same decorative finishes with
similar defects, i.e., many exposed plaster surfaces,
peeling wallpaper. We suspect there is no insulation to
the partially sloping ceiling, as evidenced by discolouration
beneath the assumed positions of the joists.
The floor structure here is of a more robust nature than
elsewhere and is probably in concrete. The window cills
are tiled, the window cills themselves being Crittall
bottom hung steel framed with opaque glass.
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A large heating pipe at low level feeds the two mismatched radiators. Interesting copper pull handles
attached to the storage cupboards to the south of the
corridor, which house electrical distribution boards, etc.,
at high level.
226

(Bedroom 110)

Anaglypta lining paper to ceiling becoming detached at
joints.
Discolouration to anaglypta wall coverings.
Carpets reasonable, as is the chamfered skirting board.
Paint peeling from radiator under window. Two broken
panes of glass in the vertical sliding sash. Cill paintwork
peeling.
Flush door out onto corridor.

227

En Suite

En suite bathroom with its extract fan. Painted woodchip
lining paper to the ceiling with mildew in corners. Wall
tiling generally tired as elsewhere. Some holes where
different shower curtain rail has been removed.

228

(Bedroom 109)

Anaglypta lining paper to ceilings becoming detached at
joints. The wall anaglypta paper is discoloured and
becoming detached in places and the paintwork to the
skirting is peeling in a number of places. The carpet is in
reasonable condition. 3 no. wall lights. Downlight over
lobby into en suite. Quadrant cornices.

229

En Suite

En suite as elsewhere, but mildew has accumulated in
places despite the presence of the extract fan. The
chrome bath/shower screen is also corroded. The mirror
also has peeling to the silver behind.

231

Continuation of
Circulation 225

Similar finishes, similar comments. Evidence of water
ingress adjacent to the chimney, which was dry at the time
of our inspection. There is a cracked pane of glass in one
of the bottom hung Crittall windows and there are
skylights either side of the door between Corridors 231
and 237.

232

(Bedroom 108)

Anaglypta lining paper to ceiling coming away at joints.
Discoloured anaglypta to walls. Built-in cupboard.
Window: vertical sliding sash. Again, decor is better than
some areas but still would benefit from redecoration. The
cill is just high enough. The lining paper beneath the cill is
coming away, suggesting water ingress. Decoration to
radiator under cill is very cracked - should be redecorated
or possibly replaced.
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233

(En Suite)

En suite - similar finishes to elsewhere, mildew noted on
ceiling above wash hand basin. Vinyl stained. Similar
furniture to elsewhere.

234

(Bedroom 107, Ross's
Room)

A single room with an anaglypta ceiling, there being
obvious marks where there are joints. The walls are in
similar lining paper as elsewhere and are generally
somewhat discoloured.
Sash window in better decorative order than many others,
although it would still benefit from being repainted.
A single bed in reasonable condition.

235

En Suite

En suite bathroom with loft access hatch into roof void.
The same wall tiles as elsewhere to en suite. Boxed in
cistern. All with tired appearance.

237

Circulation

Circulation on Horseshoe Yard elevation. Apparently more
recently decorated in a beige, cream, brown and maroon
stripe. Painted plaster ceiling with downstands in various
places. Signs of uneven plaster on the walls beneath the
wallpaper. Windows have no double glazing. Untidy
decoration to the Crittall window cills. Exposed pipe at
low level, gradually rising to the column radiator and
thence to the ceiling void. Painting to the heating pipe is
very scuffed.
Exposed trusses in places. This area is beneath the very
suspect roof over, but interestingly there is no sign of
water ingress.
Access hatch at its eastern end into mono pitched roof
void above.

238

241

Linen Store

(Bedroom 105)

Severe cracking on external wall beneath mullion between
windows and other cracking generally noted in here to the
walls. Crittall steel windows with bottom hung casements
on wooden sub cills which are rotting and are in need of
redecoration and possible partial replacement. Tiled sub
cill.

2

Downstand beam, twin room, quadrant cornice around,
decorations generally as elsewhere, i.e., anaglypta
wallpaper, painted plaster ceiling with crack in the centre,
plastered walls, chamfered skirting, furniture as
elsewhere. 2 no. windows, vertical sliding sashes on
concrete cills, one with two broken sash cords. Walls in
need of redecoration.

Restoration and Repairs - The Hind Hotel, Wellingborough
Borough Council of Wellingborough

P a g e | 45

Condition Survey
Door flush on both sides. Smoke detector. Four wall
lights.
242

En Suite

En suite as elsewhere, although mildew and discolouration
to painted plaster ceiling on external wall junction.
Heating pipework at low level is very close to the floor.
This pipe continues at low level along the external wall
into the bedroom.

243

(Bedroom 104)

Exposed timber trusses, truss cord being at approximately
1.8 m in places. Truss continues out into corridor.
Sloping ceiling in parts from exposed purlin.
Walls somewhat discoloured, same lining paper as
elsewhere, which is becoming detached from the wall in a
number of places. This room would benefit from being
redecorated.
Small, lower softwood chamfered skirtings, not well
connected to the wall in places.
Carpet reasonable although cut out at location of former
fitting noted.
Same design furniture as twin layout.
Window cills low but 850 mm above finished floor level.

244

En Suite

En suite with flush door, again exposed timber truss which
is partially concealed in the studwork wall. Ceilings and
wall tiles and vinyl floor boxing in as in previous
bedrooms, i.e., in need of redecoration and refreshment.
Door onto corridor flush both sides. N.B. Corridor only
900 mm wide.

245

Circulation

Including the extremely steeply pitched (50⁰!) flight of
escape stairs down into the yard ST6, which in turn has
restricted head room where there is the exposed waste
pipework including the heating pipe connecting to the
boiler and the main building. Ideally this staircase should
be replaced with one with a much shallower gradient.

4

Wall finishes vary between the beige, pale grey and pale
brown stripe woodchip and the hessian pattern below a
waste height dado, there being scuff marks and other
defects. Generally the impression is poor although, as the
corridor travels north, it improves.
There are a further two steps up from the landing to the
fire escape stairs ST5, at which point the ceiling is much
higher.
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246

Circulation

High ceiling with beaded arris detail downstand beams,
cornices to the external walls. In reasonable decorative
order, and the smaller motif diagonal russet colour carpet
continues here (not being a good colour match with the
walls) which are in reasonable decorative order.
The joinery to the doors here is of a better quality,
although some of the panels in the doors are split. The
external fire door actually escapes into the corridor,
unusually, and it would be sensible to try and arrange for
escape to be out onto the fire escape and thence to the
final exit on Sheep Street.
Large diameter pipes and a column radiator with signs of
corrosion and leaking from one of the valves near the
floor.
Fire doors are in simple flush doors with a central vision
panel, no smoke seals, which ought to be installed.

247

(Bedroom 103)

Walls and skirtings similar to 249, although some holes in
places where previous fixings for a now removed trouser
press.
Ceiling with downstand beams showing - the room
presumably at one time being larger. Lower ceiling in en
suite concealing continuation of beam above.
Floor: Carpets in good condition.
Raised pipework on wall to 249 and external wall.
Vertical sliding sash window, again very poor decorations
to window cill. One broken sash cord.
The door into En Suite 248 is split down the centre and
acts as a double bi-fold. Suite in similar condition to other
rooms, i.e., plaster ceilings acceptable, wall tiling is looking
tired, vinyl is satisfactory although tiling to the boxing in is
also looking tired.
A smoke detector and 4 no. ceiling lights, 2 wall lights and
fitted furniture with folding bed.
Cracks to three of the panels to the door on corridor side.

249

(Bedroom 102)

Walls are painted anaglypta, the ceiling being cracked
painted plaster with stain marks; quadrant cornice. The
floor carpet is in reasonable condition.
There are high skirtings with cracked decoration in places
and there is a radiator under the vertical sliding sash
window with one sash cord missing.
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Decorations are poor, with the cills being particularly poor
and in need of redecoration and possible splice
replacement. There is a cracked upper pane of glass.
There is a smoke detector and three wall lights.
250

En Suite

2

The en suite has a lower painted plaster ceiling and wall
tiles and has a tired appearance all round. There is a
concealed cistern w.c. and a semi-recessed wash hand
basin and bath. All tiling is looking tired and in need of
replacement. The window is in similar condition to that in
Room 249, although both sash cords are in place.
The fitted furniture in the bedroom includes a wardrobe,
desk and side table. The door to the corridor is four
panelled with fire lining to inside. The external panelling
of the door is damaged and should be replaced.

251

(Bedroom 101)

Walls are anaglypta and painted plaster. The ceiling is
painted plaster with some cracking and unevenness;
quadrant cornice. The floor is carpeted which is in
reasonable condition.
The skirting board is of approximately 300 mm high
softwood with signs of cracking and movement between it
and the wall, and some of the lining paper is buckled
adjacent to the radiator on the external wall.
4 no. wall lights, smoke detector.
One high level window with very rotten cill.
Two side hung casements, one cracked pane of glass, paint
peeling around window. One lower window, vertical
sliding sash, again, decorations to window cill poor.
En suite: vinyl floor in reasonable condition, door stop on
timber unpainted woodblock. Walls tiled but in poor
decorative order, black mildew establishing itself around
bath. Concealed cistern w.c. and boxing also tiled and in
poor condition.
Lower painted plaster ceiling in
reasonable condition.
The door into the corridor is four panelled and in good
condition, with fire panelling to interior.
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253

Circulation

Currently being redecorated. This was obviously part of a
much grander room at one stage, there being shoulder
height V groove panelling on the south wall, remains of
what at one time would have been a large room, now sub
divided and the ornate downstand beams and cornicing
mainly being hidden above suspended ceilings. Many
exposed surfaces are present here in connection with
drainage, etc., from the rooms above.
The plaster ceiling is cracked in many places and there are
signs of plumbing leaks.

259

Circulation

The same ornate dogtooth ceiling detail is evident here, it
having obviously been a much larger room at one stage
with a very tall ceiling. Rooms 261 and 262 have been
created by sub division. The decorative standard here is
reasonable, although below the shoulder height dado
there is a certain amount of scuffing, the V groove
boarding on the earlier wall being gloss painted.
There is a threshold saddleback at the door to the head of
the main stairs ST1, which would benefit from being
redecorated. Again, as elsewhere, there are surface
mounted pipes, very uneven cracked paint finishes.

261

Gents' W.C.

Created by sub dividing a formerly much larger room, this
has a cracked painted plaster ceiling at 2.4 metres, there
obviously being a significant void above. Walls are all tiled
in a blue tile, which is in reasonable condition, as is the
toilet cubicle and the grey Corian worktop, although the
panels beneath are delaminating due to water ingress.
3 no. urinals with an overhead cistern, all perfectly
serviceable, although the traps are discoloured. The w.c.
has a concealed cistern with untidy mastic behind.
Mirrors and brass Victoriana effect light fittings. Grey,
square floor tiles are rather discoloured.

262

Ladies' W.C.

This room has the same lowered ceiling as in the Gents'.
Here the tiles are an apricot pink, the vanity unit worktops
are in a similar colour and, again, the surfaces beneath are
delaminating.
Two cubicles, two wash hand basins, the same Victoriana
light fittings.
Here the windows are partially obscured by the wall tiling.
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Access hatch into the void above is present over one of
the w.c. cubicles.
264

First Floor Servery
Kitchen

This room with its very high ceilings has 150 square white
wall tiling floor to ceiling. Cracked painted plaster ceiling.
Downstand on the wall adjacent to Georgian Room 1,
presumably concealing the extract ductwork system.
The floor is in slip-resistant vinyl in reasonable condition.
There is also a dumb waiter lift for delivery of food up to
this area from the kitchen, there being in and out servery
connecting doors to the dining room.
There is a single Xpelair in one of the windows, which we
did not operate, there also being a circular hole in one of
the other windows. It presumably gets very hot in here
during service.
Extensive stainless steel servery, washing up and other
equipment is present.
Again, as elsewhere, many surface mounted services,
including a distribution board.
Signs of water ingress from above are apparent to the rear
of the lift and the lining paper to the ceiling in this area
has also become detached. This should be repaired.

265

Georgian Room 1

2

This larger room above Oliver's Café has a central
downstand beam and has different cornice detailing and a
dado, together with a picture rail, but otherwise is plainer
than Georgian Room 2, but it is in good decorative order.
It has the same laminate floor as elsewhere.
Vented air conditioning is present on the west wall.
The plaster ceiling is uneven in places, the plaster
probably having become detached from the lath above.

266

Georgian Room 2

A step down from the Piano Lobby 201. This room is in
good decorative order, including its painted plaster ceiling
with downstand beams and ornate cornices. Plaster
panelling above the dado rail. Wall seat. Ornate fireplace.
Fire surround. Aluminium secondary double glazing to the
wide format lead camed side hung iron casement
windows which incorporate some cracked panes of glass,
some wall panelling beneath windows, high skirting
boards, a boxed-out, presumed pipe run in the north east
corner at floor level.
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The floor is dark brown laminate. There are sliding screen
doors between this and Georgian Room 1, all in good
decorative order, and all seemingly in operational
condition, although the paintwork to the hinges is untidy.
Running parallel to the screens, at the ceiling wall
junction, is a duct, presumably connected to the air
conditioning system.
Second Floor
300

Staircase 1 Landing

Ceiling over landing and staircase in woodchip wallpaper is
showing stains, also apparently incorporating two access
hatches, signs of cracking to the plaster above the lining
paper. Walls papered.
High level heating pipes with very cracked paint finish,
square trunking beneath. Modern stud wall forming fire
lobby at top of stairs.
The stairs themselves have the orange motif diagonal
burgundy pattern carpet, there being no nosings. The
floors are somewhat creaky.

301

Circulation

With 'Fire Door Keep Shut' dividing it into two spaces.
Much lower ceiling with artex finish, also a higher section
with stains in front of door to 303 of painted plaster,
which is cracked.
Walls with lining paper, dado at 1.1 m above floor with
anaglypta beneath. The paper is beginning to peel in
places.
Step up to space in front of 303. Small format broadloom
rust coloured carpet with no nosing.

302

Storage

Fire Door Keep Locked sign on panelled door to locked
storage cupboard, which was not accessed. Apparently
houses the television control gear.
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303

(Bedroom 212)

This room, with its character sloping roofs and dormer
window is decorated differently to other areas, apparently
as the Bridal Suite. White walls, turquoise feature panels,
curtains, etc. The beam forming the dormer slopes, as do
the floor and the windows, with stone surrounds,
apparently at one time having double glazing, has 2 no.
side hung metal casements which are corroded and are
draughty. The central round headed window, with its
saddlebar, is slightly loose. Double glazing is apparently
stored elsewhere and could be re-installed.
The floors are somewhat springy and there is some sign of
water ingress on the back side. There is also an eaves
cupboard giving access to the underside of the
Collyweston slate roofs, which become slate
approximately three courses from the parapet gutter.

2

What appears to be the remains of an old fireplace hearth
is present on the internal wall, painted turquoise.
304

En Suite

The en suite has a rustic appearance ceiling with exposed
joists and rustic plaster, otherwise the wall tiles are as
elsewhere and the silvering on the mirror is beginning to
fail. A different flooring material, of dark brown vinyl
strip, is in reasonable condition.

305

(Bedroom 214)

Another room within the gable, this time over the golden
hind statue. This room has a painted plaster ceiling,
cornice around and anaglypta wallpaper which is much
discoloured. The floor is somewhat creaky, carpet in good
condition. Another painted skirting profile. Ripples to the
lining paper in the internal angle to the en suite.
A central round-headed window with internal saddlebars
has secondary double glazing, which appears effective.

307

Circulation

With very narrow width corridor, finishes as adjacent, i.e.,
artex to lowered ceiling, there being a higher section
adjacent to the external window into the courtyard. The
ceiling here is cracked and shows signs of water ingress,
which should be repaired.

2

Walls are wallpapered, which is severely peeling adjacent
to the door to 301. 1.1 m high dado with vinyl anaglypta
underneath.
Various access panels in walls, presumably accessing
services behind.
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Step up with no nosing in front of the door to 305, where
there are many service pipes, including a stopcock,
distribution board also present adjacent to Room 310.
Decorations are very discoloured adjacent to distribution
boards by Room 310. Also signs of water ingress above
step by 308.
Squeaky floors, difficult to explain step up from the
landing, which then steps down 2 metres further away,
there also being steps down into the adjacent rooms 308
and 305.
311

Circulation

Separated off from Circulation 307, this area is currently
used as the staff accommodation and the standard of
decoration here is significantly worse.
There is a leak which has apparently been repaired
adjacent to the chimney breast, south west corner. Many
exposed surfaces here and the head room through to the
Burystead Wing part of the building is approximately 1.65
high with a sloping head.
Also there are signs of water ingress and the exposed
beam has been attacked by wood boring beetle and is in
poor condition and will require partial replacement. There
is also some cracking to wall plaster here.
Finishes to the ceiling are a combination of painted lining
paper, which is very distorted, painted plaster, which is
cracked, and Carlite plaster which has not been decorated.
In other areas decorations are peeling and lining paper has
also peeled away. All should be redecorated.

2

2

A sloping section onto the Burystead has a chipped finish,
as do some of the walls, all of which are in poor condition.
Mismatched carpets, there being some boxing in adjacent
to the three steps up to the main frontage area.
At the corner of the south wall and the floor is a waste
pipe which is partially boxed in, the boxing have collapsed
and been partially removed.
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312

Chef's Bedroom 1

Very uneven floor, sloping ceiling, drip marks to ceiling,
which may be a current leak which should be repaired.
Walls are lining paper, which is buckled and coming away
at joints but is decoratively otherwise in reasonable
condition. Many exposed pipes. Cold tap to wash hand
basin is dripping. Floor slightly springy. Four panelled
door with flush panel internal. Smoke detector, wall light,
single bed.

2

The three light window, central being higher than those to
its side, has wide format lead cames with internal
ferramenta, 1 no. bottom hinged top light, one side hung
central opening casement, all corroded, a single pane of
glass is cracked.
Stonework around in reasonable condition internally.
Some of the internal glazing putty is damp as a result of
the recent rain.
314

Staff Circulation

314 has, again, poor finishes, signs of water ingress
adjacent to a chimney on the south side ceiling slope have
cracked plaster and are generally in very bad condition.

2

The dormer window looking into the courtyard has very
poorly decorated timber side hung casements and there is
a large crack in the plaster.
The door between 311 and 314 is 1.7 m high only.
Floors in this corridor slope and there is another low
opening with no door with 'Mind Your Head' painted onto
the wall, with a timber threshold.
For much of its length this corridor has restricted head
room due to the sloping roofs above and the paint finishes
are very poor, there being peeling in many locations. All
should be refurbished.
319

Landing

Low ceiling of approximately 2.1 m at the head of a flight
of possibly 17th century stairs, ST3. No finishes on the
boarded floor. The walls have vinyl anaglypta and also
wallpaper. The sloping ceiling has peeling lining paper.
The general standard of finish here is poor, including its
undecorated dowel handrail.

323

Landing at the Head
of the Main Staircase

Cracked, poorly decorated, plaster ceiling. Wallpaper to
the walls. Exposed pipes with peeling paint. Squeaky
floors with orange diagonal motif carpet. Timber arch
detail to head of stairs.

2
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324

Circulation

Woodchip paper to ceiling which has become detached in
places. Extensive high level services. Access hatch into
roof void over 302 Wing in front of Room 325. 1 metre
high dado rail with anaglypta vinyl paper beneath.
Small format russet diagonal patterned carpet. Modern
single panelled polished Georgian wired glass doors at
either end with vision panels above, one in cast, one in
polished Georgian wired. Doors in this corridor are noted
to be four panel with stop chamfered Victorian detail.

325

(211 Ian's Room)

Cracked plaster ceiling. Extensive pipework on external
walls. Lining paper bubbling in places. Cill to windows is
probably too low and the outside cill is very much in need
of redecoration, as is the window generally.
There are large quantities of stored materials in the room.
Wall lights, no ceiling lights.
As elsewhere flush door into en suite. Four panelled door
to corridor, of different design with stop chamfered detail.

326

En Suite

As in other areas, artex to ceiling with extract fan. Wall
tiling looks tired, as does the access hatch to the undersink void.

327

(Bedroom 210)

Again, a low cill, the exterior cill of which is in need of
redecoration. Translucent glazing to lower sash. The
ceiling is in anaglypta with a different pattern to that
elsewhere. Obvious heating pipes on wall to 211.
Quadrant cornice round, lining paper bubbling away from
the wall in places.

328

En Suite

Similar to elsewhere, with an artex ceiling, poor wall tiling
and linoleum, extract fan noted.

329

(Bedroom 204)

Twin room, white painted plaster ceiling in a reasonable
condition, walls the same anaglypta as elsewhere, which
are discoloured in places. Heating pipework on the
external walls. Cracks to the plaster to the right window.
Window cill in need of redecoration and repair. Carpets
are in good condition, as elsewhere. 150 mm high
skirtings. Step up to entrance is potentially hazardous.
Door is different four panelled design than 325 and 327.

330

En Suite

Similar finishes to elsewhere, including extract fan.

331

Circulation

Beige carpet, untidy ceiling at different levels with peeling
paint, wallpaper above dado rail above anaglypta vinyl.
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Old lead pipe running up into roof void between rooms
340 and 342. Much high level pipework, distribution
board. Two steps up to 337.
332

(Bedroom 209)

Finishes: anaglypta to ceiling, quadrant cornice all around,
damage to the anaglypta walls caused by leak from above,
which has apparently been rectified. Walls lined but not
marked. Higher timber skirting board than elsewhere.
Again, lowish window cills - probably just acceptable. The
sub cill will need to be redecorated.

333

En Suite

The en suite has had its concealed cistern w.c. removed
and replaced by an exposed cistern with an infill behind.
Different lino pattern to elsewhere. Signs of staining to
ceiling, probably resulting from the water leak. Extract fan
noted. Heating pipework in both the en suite and the
main bedroom.

334

(Bedroom 208)

Finishes generally as elsewhere, i.e., lining paper to the
ceiling, plaster which is cracked in places and is becoming
detached at the joints in other areas. Walls are in plain
lining paper. Again, some joints are failing. Floors are in
the same carpet as elsewhere. Joinery is in 225 mm high
dado profile softwood, beginning to look a little tatty, as
are the decorations to the walls in places.
Three single beds and wardrobe, desk, etc., all in matching
timber, as elsewhere.
Smoke detector, four wall lights, low window cill, although
this has guarding bars the cill itself is very rotten and will
require replacement. The window itself otherwise should
be redecorated. The concrete sub cill is cracked. One
window is fixed shut - that to the courtyard, again, its cill is
in very poor condition and it should be cut out and
replaced.

2

2

32 mm diameter undecorated copper pipe noted,
apparently in connection with the replacement cold water
storage tank in the ceiling above. This would benefit from
being redecorated.
Two steps lead up to the separate w.c. (336) with shoulder
height wall tiling. This, again, looks very tired, as does the
painted lining paper to the ceiling and walls above.
There is a separate bathroom with wash hand basin where
the window cill is in very poor condition and should be
replaced. Window sash cords work satisfactorily.

2
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Mildew to the ceiling. Full height wall tiling with tired
appearance, as is the bath side panel. The lino, as
elsewhere, is somewhat discoloured.
337

Circulation

A different decorative theme here to other areas, with the
wide vertical pastel coloured stripes above a dado with
pale cream anaglypta vinyl, one wall having a different
patterned lining paper to that seen elsewhere.
Downstand beams in the ceiling, between which is a very
cracked plaster ceiling which has lining paper which is
becoming detached. The general appearance is poor
although the walls are good. The floor finish of a smaller
format.
Extensive low level heating pipework, which also rises
vertically adjacent to Circulation 331 by the steps.
There is a fire escape door out into the southern fire
escape ST5.

338

(Bedroom 205)

This has a woodchip papered ceiling with signs of cracking
above but the decorations are all otherwise reasonable.
Anaglypta wall coverings throughout. Some signs of
uneven plaster beneath such as in a corner where
presumably a fireplace one was.
Door out onto corridor has a different four panelled
design again, and flush interior.

339

En Suite

En suite ceiling lower than that to the room, which is as
elsewhere, including extract fan.

340

(Bedroom 206)

Twin room. Finishes similar to those elsewhere on the
walls and carpet and there is woodchip paper to the
ceiling, which shows some cracking to the plaster above.
The sliding sash windows have very rotten cills which
should be partially replaced and redecorated. Downstand
beams over the entrance to the room and also over the
bedhead are present. Smoke detector noted on one side
of the downstand but not the other. A slight rise in floor
level underneath the main downstand beam, suggesting
there previously was a wall here.

2

The door to corridor has smoke seal, four panels and flush
internally.
341

En Suite

Similar to others.

Restoration and Repairs - The Hind Hotel, Wellingborough
Borough Council of Wellingborough

P a g e | 57

Condition Survey
342

(Bedroom 207)

Woodchip to ceiling, again, some cracked plaster above.
Smoke detector. Access hatch into roof void above.
Access hatch appears not to have been opened for many
years. The ceiling woodchip paint adjacent to it has
bubbled significantly. Quadrant cornice to most sides,
smoke detector. Wallpaper not marked. Window cill very
rotten - needs replacement and general redecoration.

343

En Suite

Has its own window.

344

External Fire Escape
ST5

In very poor decorative order, with much corrosion. This
should be, at minimum, rubbed down and redecorated,
although its structural stability should also be checked by
a structural engineer.

345

(Bedroom 203)

2

2

Twin beds. The ceiling in this room has decorations that
are peeling badly and there are also cracks to the plaster this should be redecorated. The lining paper to the walls
is of different anaglypta patterns and is peeling in places.
Again, squeaky floors, 150 mm higher skirting, sliding
vertical sash window on brick sub cills. Timber cill very
much in need of redecoration. 1 no. broken sash cord.
Single glazed. Cill just high enough - looks out onto fire
escape and this should, presumably, be in a fire resistant
glazing, which it does not appear to be.

346

En Suite

Similar to other areas. Low ceiling with a crack in it.
Extract fan noted.

347

Circulation

High ceiling, a steel eye being present in one place. Ghost
marks of the lathing forming the ceiling above evident.
The ceiling, in poor decorative order, is cracked plaster.
Signs of water ingress evident by steel beam close to 345.

2

2

Walls in wallpaper, which is peeling at its joints in many
places. Floors in small format rust coloured carpet with
squeaky floorboards beneath.
Three steps up to the external fire escape ST5.
348

Linen Store

Again, poor finishes, particularly adjacent to the chimney
breast where the plaster is cracked and is peeling onto
whatever is stored on the shelves - soap, etc. Very thin
stud wall to corridor on both sides.
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349

Store

Very poor finishes to walls, ceiling and some cracking to
the wall noted, holes in walls, etc. No floor finish on the
floorboards. Former maintenance cupboard. All walls are
stud walls and are lath and plaster. Access hatch to roof
void above.

350

Duvet Store

Poor finishes generally. Painted plaster ceiling, rather
grimy. Smoke detector and light fitting present. Cracks to
plastered walls, which also should be redecorated.
Bottom hung top fanlight above opaque glass window.
Cracked windows to the top. Shelving for duvet storage.
Door itself has smoke seals but is very poorly fitting into
the frame, panelled externally, flush on the interior. Hole
in door where previous lock was.
All should be
refurbished.

351

(Bedroom 201)

2

Sloping ceilings, downstand beam beneath flat section.
Orange painted walls. Apparently comparatively recently
redecorated. Still some signs of discolouration to the
walls noted.
Flat ceiling with quadrant cornice on four sides. Mildew in
places. Some cracking. Smoke detector noted. Sloping
ceiling, somewhat uneven. 150 mm high dado skirtings.
Floorboards somewhat creaky.
External stone surround leaded lights with corrosion to
the casements noted. Somewhat draughty secondary
glazing in black polyester powder coated frames. This
room was apparently cold and may need the heating
system to be checked. Peeling lining paper beneath the
television. Potentially hazardous step down into en suite,
across which the door opens.

2

The ceiling hatch, 1.3 high, has an artex finish and is poorly
finished. As elsewhere the door into the corridor is
panelled on the outside and flush on the inside.
352

En Suite

In similar condition to others.

353

(Bedroom 202)

Again, partially sloping and flat ceiling, quadrant cornice
around downstand beam at junction of sloping with flat
ceilings. Walls in the same anaglypta paper. Some signs
of staining at the junction of the ceiling adjacent to an
assumed chimney breast on the Horseshoe boundary and
suspected defective flashing above, which should be
repaired.

2
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Again, this room is somewhat cold and the floors are
squeaky.
354

En Suite

Finishes as elsewhere, i.e., tired wall tiling, extract noted,
sealed cistern w.c. boxing untidy, as is that to the semirecessed wash hand basin.

17.

FITTINGS AND FIXTURES

There are many fixtures in the form of bars, kitchen
equipment, etc., and all are generally serviceable, but are
not in pristine condition.
Most probably function
adequately and would only be replaced as part of a re-fit
and general decoration.

18.

SERVICES GENERALLY

We did not carry out a detailed inspection of the services
and recommend that gas, electricity and water services
are regularly inspected by the appropriate specialists.

19.

HEATING INSTALLATION

Domestic and space heating is by a gas fired boiler located
in Plant Room 125 on the south west corner. This should
be annually inspected. We understand there was a large
number of expansion tanks, etc., which have since been
rationalised, leaving a number of redundant pipes and
tanks in the roof space.
The low pressure hot water pipework distribution system
generally supplies radiators throughout, some of which
leak and should be repaired. The system has little in the
way of zoning and it has generally exceeded its expected
life and so should all be replaced within the next few
years, although it may be possible to continue to operate
it with regular maintenance. All redundant pipework and
tanks should be removed.

20.

ELECTRICAL INSTALLATION

We recommend that such should be inspected by an
appropriately qualified engineer at least every five years.
We are unsure when this was last carried out and so
suggest such be actioned within the next year.

2

1

1

4

2

Some recent alterations have been carried out which
presumably were tested but the entire system may not
have been.
There appears to be a reasonably comprehensive power
distribution within the building in the form of socket
outlets, and lighting is also to a reasonable standard
throughout, although some fittings may require
modernising and replacement with more efficient LED
type lighting.

4
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There is also a fire alarm and detection system and some
external lighting.
There are many cables routed through ceiling voids but
not in cable trays, and any refurbishment should include
removal of the many cables for redundant systems such as
telephones. A television network may also be present.
21.

MECHANICAL SERVICES
AND ABOVE GROUND
DRAINAGE

Ventilation to most areas is by natural means, i.e., opening
windows, and generally this seems effective, with most
windows being openable. Most en suites (but not all)
have mechanical extract systems, as does the kitchen. All
should be regularly serviced. The extract duct from the
kitchen is in need of being cleaned free of pigeon
droppings. Ventilation is also provided to the dining room,
to which split unit comfort cooling is also installed, which
should also be regularly serviced. Condensers are located
in the first floor courtyard above the dining room. They
were not in operation at the time of our inspection.
Above ground drainage in the form of uPVC waste pipes
and cast iron and uPVC soil vent pipes, etc., is present
throughout and some leaks were identified and these
should all be attended to. A constant leak into the first
floor courtyard was dripping into the storm system on
inspection and this should be repaired.

22.

LIGHTNING CONDUCTOR

None thought to be present.

23.

FIRE

A fire alarm and an emergency lighting system appear to
be functioning, though such should be tested regularly.
We also recommend that if such does not exist, a Fire Risk
Assessment should be carried out, or if it does it should be
updated. The fire escape provision does not strictly
comply with the recommendations of various appropriate
documentation and such should be given further
consideration.

2

1

1
2

Staircase ST5 does not discharge at ground level to the
final exit, fire resisting glass does not protect adjacent
sleeping accommodation from ST5 and we suspect that
the ancient ceilings do not protect elements of structure
to the required periods of fire resistance.
Some fire doors and their ironmongery, etc., do not
prevent the passage of smoke and all should be checked
for compliance.

2
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24.

25.

ACCESSIBILITY

HEALTH AND SAFETY

Being an old building there are many different floor levels
and there are no ramps or lifts to alleviate this. An access
audit should be carried out to highlight deficiencies so that
remedial works, such as providing a lift, can be
implemented.
A recent asbestos survey apparently identified asbestos in
various locations, which has been labelled accordingly.
Part of the basement is made inaccessible until removal
has been completed. We understand that such was due
to be carried out but we have no confirmation that this
occurred.
The condition of the roofs, parapets and chimneys is of
concern and these should be fully accessed and any loose
elements should be removed or secured in order to avoid
possible injury to passers-by or to clients of the hotel. The
external metal staircases should also be inspected by an
engineer for similar reasons.

26.

27.

28.

ENVIRONMENTAL HEALTH

THERMAL

EXTERNAL WORKS

2

1
2

There are also some unexpected floor level changes on
upper floors which should be designed out or highlighted.

2

We have highlighted difficult to clean surfaces in many
back-of-house areas, but also in some of the bedroom en
suites, and all suspect surfaces should be replaced.
Perhaps the worst areas are some of the back bar areas
and stores for linen and the like. Significant pigeon
dropping build up in places should be cleaned up and
removed, particularly from the area around stairs ST5.

2

The building has poor thermal performance, with leaking
single glazed windows, little loft insulation, no insulation
to sloping ceilings, little insulation to walls and inefficient
ancient heat and light systems. Ideally all such systems
would be stripped out and replaced with some renewable
energy appliances being installed, such as solar panels.
Double glazing should be considered, as should zoning of
the heating system.

4

There are few such, the rear yard being tarmac surfaced
with a stone faced plaster, the latter requiring some
repairs.

3

Restoration and Repairs - The Hind Hotel, Wellingborough
Borough Council of Wellingborough

P a g e | 62

Condition Survey
29.

ECOLOGY

Old buildings such as this often provide convenient roosts
for bats and the like. None were encountered during our
inspections but as a precaution a bat survey should be
carried out prior to any works which could have an impact
on bat habitat. Any roof repairs are likely to require a
survey, which may then restrict times of the year when
works could be carried out.
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EXPLANATORY NOTES
A Any electrical installation should be tested at least every
quinquennium by a registered NICEIC electrician and a resistance and
earth continuity test should be obtained on all circuits. The engineer's
test report should be kept with the Building Management Log. This
present report is based upon a visual inspection without the use of
instruments.
B A proper examination and test should be made of the heating
apparatus by a qualified engineer each summer, before the heating
season begins.
C Hand held fire extinguishers (sited adjacent to each exit) should be
provided, plus additional special extinguishers for the kitchen and
boiler room, etc.
All extinguishers should be inspected annually by a competent
engineer to ensure they are in good working order.
Further advice can be obtained from the Fire Prevention Officer of the
local Fire Brigade and from your insurers.
D Woodwork or other parts of the building that are covered, unexposed
or inaccessible have not been inspected. We cannot therefore report
that any such part of the building is free from defect.
E We point out that insurance cover should be index-linked so that
adequate cover is maintained against inflation of building costs.
Contact should be made with the insurance company to ensure that
insurance cover is adequate. Attention is drawn to the fact that any
repair valuations should also include for professional fees.
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30.

RECOMMENDATIONS
We indicate below a brief schedule of the main defects with the
buildings. We have put the works into one of the following
categories:
1.
2.
3.
4.
5.
6.
M.

*

Urgent works requiring immediate attention.
Works recommended to be carried out during the next 12
months.
Works recommended to be carried out during the next five
years.
Works needing consideration beyond the next five years.
Works required to improve energy efficiency of the structure
and services.
Works required to improve disabled access and other duties
under the Disability Discrimination Act 1995.
Items which require monitoring on a regular basis to inspect
any deterioration.
Items marked with an asterisk are works which the PCC may
decide to carry out themselves.
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5.

6.

Roof Coverings
Clear all gutters, etc., free from vegetation and debris.

1

Carry out emergency repairs to roofs, gutters, etc.

1

Strip off all Collyweston stone, Welsh and plain tile slate roof coverings and re-cover on
felt, repairing the structure beneath.

2

Re-bed all copings and ridge tiles, etc., and replace where necessary.

2

Re-lay parapet gutters.

2

Strip off all flat roof coverings and replace on felt sarking.

2

Replace all flashings at abutments, etc.

2

Rainwater Goods
Carry out emergency temporary repairs where water is currently ingressing.

7.

Clear all gutters.

1
1

Repair, partially replace and redecorate all rainwater goods and external waste pipes,
including hoppers, etc.

2

Below Ground Drainage
Carry out CCTV survey and rectify any deficiencies identified.

8.

9.

2

Parapets and Chimneys
Inspect all copings and repair/replace and secure.

2

Carry out extensive repairs to chimney stack and to parapet structures including
flashings, etc.

2

Walling and Foundations
Using access required for roof repairs, repoint, repair, clean and redecorate as
necessary.

2

Some areas require less immediate attention, e.g., Tithe Barn Road.

3

Monitor crack to Burystead and Tithe Barn Road and engage structural engineer.

M/2
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10.

Porches
Repair porte-cochère and redecorate it and all external doors.

11.

12.

13.

15.

Windows
Carry out thorough overhaul of leaded lights and metal casements.

2

Redecorate all timber windows, including extensive sub cill repair/replacement.

2

All skylights to be refurbished or replaced.

2

Roof and Ceiling Voids
Remove redundant services including tanks, cables, pipes, etc.

4

Install thermal insulation whenever possible.

3

Roof and Floor Structures
Commission a specialist timber treatment survey.

2

Appoint a structural engineer to inspect roof and floor structures.

3

Ceilings
Repair water damage and cracks where present.

16.

17.

Redecorate throughout.

3

Replace any damaged floor finishes.

2

Secure loose windows in yard.

1

Fittings and Fixtures
3

Services
Test all mains services regularly.

19.

3

Internal Finishes

Replace as part of any general refurbishment.
18.

2

2

Heating
Annually service boiler.

2
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20.

Electrical
Ensure installation is inspected every five years.

21.

Mechanical Services
Ensure kitchen extract fan functions properly, and also all bathroom extracts, etc.

23.

24.

25.

26.

27.

Continue regular emergency lighting and fire alarm tests.

1

Carry out/update Fire Risk Assessment.

1

Accessibility
Commission Access Audit.

1

Improve accessibility at level changes.

6

Health and Safety
Update Asbestos Log.

2

Check stability of copings, ornamental details, etc., to roofs.

2

Environmental Health
Clean all pigeon mess away, particularly near kitchen extract system.

1

Ensure all hygienic surfaces are smooth and clean.

2

Thermal

5

External Works
Repair stone planter.

29.

2

Fire

Consider installation of window secondary glazing, more thermal insulation, less
energy consuming lighting, etc.
28.

2

3

Ecology
Commission Bat Survey.

2

Restoration and Repairs - The Hind Hotel, Wellingborough
Borough Council of Wellingborough

P a g e | 68

Condition Survey

Document Approval
Prepared By William Assheton
Approved and Authorised By

William Assheton
Partner
WFA/DMV/H099

24th October 2016

35 Headlands
Kettering
Northants
NN15 7ES

North Warehouse
Gloucester Docks
Gloucester
GL1 2EP

The Tower Studio
Fourth Avenue
Hornbeam Park
Harrogate HG2 8QT

© Gotch Saunders & Surridge LLP

Tel : 01536 513165

Tel : 01452 525019

Tel : 01423 815121

R01a

Restoration and Repairs - The Hind Hotel, Wellingborough
Borough Council of Wellingborough

P a g e | 69

APPENDIX A
PHOTOGRAPHS

Condition Survey
2. GENERAL DESCRIPTION

View from Sheep Street

View of Burystead
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5. ROOFS

CH05 Wing in foreground looking north

Valley behind Sheep Street looking north to CH03

CH05 wing looking west

Looking south along Sheep Street frontage roof

Looking west towards CH08

Looking west over 304 Wing

Looking to north east towards CH06

Looking east towards Sheep Street along 304 Wing
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5. ROOFS

Looking into the rear yard and CH11

Looking south, CH13, CH14 and CH15

Looking to north of Burystead Roofs, CH07

Looking east to CH05 gable

Staircase ST05 and Horseshoe roofs

Looking east with 304 Wing roof in foreground

Oliver's roof from west

Sheep Street parapet gutter south
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5. ROOFS

Sheep Street central gable south slope

Sheep Street/Burystead corner roofs

Looking west along CH05 roof

Sheep Street parapet gutter north

Burystead roofs from east

Central Sheep Street gable roof

Sheep Street parapet gutter central

CH05 roofs from east
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5. ROOFS

304 Wing roof, south slope from east

Horseshoe east roof, north slope

Tithe Barn south roof, east slope

Burystead/Sheep Street roof junction

Lead tingles to Horseshoe roof west

Split leadwork north of Oliver's roof

Lead and felt to ST01 lightwell

Pinnacle at north east corner of Oliver's
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5. ROOFS

Lightwell by ST01

Lightwell by ST01 at higher level

Parapet gutter to ST01 lightwell

Monopitch Horseshoe roof, CH19 in foreground

East slope of Tithe Barn Road range

Burystead roof south slope
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6. RAINWATER GOODS

Southernmost downpipe on Sheep Street

Rainwater hopper in rear courtyard

Leaking lead downpipe on front elevation

Backfall to lead on Horseshoe party wall
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7. BELOW GROUND DRAINAGE

Inspection chamber in courtyard
Inspection chamber in courtyard, west elevation

8. PARAPETS AND CHIMNEYS

CH15 weathered pointing

CH14 and CH13

Chimney CH15 with loose flashing
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9. WALLING AND FOUNDATIONS

Horseshoe party wall from south east

Tithe Barn south west corner

Courtyard west elevation

Tithe Barn west elevation

Burystead

Burystead south elevation into courtyard

Horseshoe party wall west

Horseshoe party wall central
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9. WALLING AND FOUNDATIONS

Horseshoe party wall east

Tithe Barn Road north

Tithe Barn Road central

Tithe Barn Road south

Oliver's east gable ridge parapet

Vegetation to string course on Sheep Street

Pinnacle adjacent to CH01

Vegetation by Sheep Street
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9. WALLING AND FOUNDATIONS

Oliver's east elevation to Sheep Street

Weathered stonework at low level to Oliver's
frontage

Weathered stonework to porte cochère

Sheep Street north east corner

Burystead high level crack

Defective render to Sheep Street frontage

Burystead north east corner

Burystead decayed stonework
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9. WALLING AND FOUNDATIONS

Sheep Street low level window into basement

Burystead poor pointing to gable

Burystead vegetation behind parapet

Tithe Barn west elevation

Burystead more eroded low level stone

Tithe Barn pointing and embedded timbers

Tithe Barn west elevation south

Horseshoe yard elevation facing south
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9. WALLING AND FOUNDATIONS

Tithe Barn west elevation north

Tithe Barn first floor south west corner

Horseshoe yard elevation facing east

Horseshoe yard elevation facing west (south)

Horseshoe yard at ST04

Horseshoe yard elevation facing west (north)

Horseshoe yard elevation facing north

First floor lightwell facing south and west
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9. WALLING AND FOUNDATIONS

First floor lightwell facing north

First floor courtyard facing east (former open
balcony)

First floor lightwell facing west

Horseshoe yard infill to former open balcony
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11. WINDOWS

Tithe Barn window

Typical timber decay to first floor courtyard window

Failing timber and putty to window to lightwell

Cracked glass in Queen Anne's Suite 203

Secondary glazing in 203
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12. ROOF AND CEILING VOIDS

Roof timbers to Tithe Barn

Roof void 204

Roof void to courtyard wing

Roof void to 203 wing

Typical roof void debris, Burystead Wing

Horseshoe yard monopitch roof void

Burystead Wing roof void

Tithe barn roof void and structure
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15. CEILINGS

Ceiling over Cromwell Room inglenook 205

Typical mould to ceiling in Tithe Barn Wing
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16. INTERNAL FINISHES

Oliver's Café 135

Typical bedroom

Triple Room 208

Typical 'built in' furniture

Typical en suite wash hand basin

Typical bedroom

Typical en suite

Poorly colour matched paintwork
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16. INTERNAL FINISHES

Peeling lining paper

Defective plaster in store

Typical room in south range

Signs of water ingress to ceiling

Room 351

Step down to en suite 352

Basement under Sheep Street frontage

Tithe Barn store
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16. INTERNAL FINISHES

Beer cellar

Typical second floor Sheep Street frontage room

Typical mould in en suite

Room 303

Defective plaster at Burystead second floor 311

Defective plaster to Burystead second floor 314

Burystead dormer 313

Window infill at former open balcony 207
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Condition Survey
16. INTERNAL FINISHES

Detail, first floor former open balcony into first
floor void 207

View into Reception back office

Reception back office

Main entrance by Restaurant 130

Dining Room 130

Entrance Lobby 101

Cavalier Bar

Rear Lobby 108
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Condition Survey
16. INTERNAL FINISHES

Refuse store 125A

Parking bay 125a

Kitchen 127

Access into Basement 06

311 poor finishes

Bathroom 318

Circulation 314

Circulation 311
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Condition Survey
16. INTERNAL FINISHES

Water ingress in Queen Anne's Suite 203

Cromwell's Room 205

Fireplace in Queen Anne's Suite 203

Corridor 205

Water ingress to 231

Circulation 253

Lobby into Georgian Room 265

Detail of Georgian Room 266
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Condition Survey
16. INTERNAL FINISHES

Dining Room 130

First Floor Piano Landing 201

17. FITTINGS AND FIXTURES

Staircase ST1

Head of ST1

Head of stairs ST3

ST6 from above
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Condition Survey
18. SERVICES

Typical domestic hot water pipework

Typical domestic water pipework including lead pipe

19. HEATING

Boiler Room 125 to south west of courtyard

Leaking small bore low pressure central heating
pipework

20. ELECTRICAL

Typical light fittings
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APPENDIX B
ENGLISH HERITAGE LISTING

Condition Survey
THE GOLDEN HAND HOTEL AND COLEMAN BIRD ASSOCIATES SHOP
THE GOLDEN HIND HOTEL, AND COLEMAN BIRD ASSOCIATES SHOP
This building is listed under the Planning (Listed Buildings and Conservation Areas) Act
1990 as amended for its special architectural or historic interest.
List entry Number: 1286782
Location
THE GOLDEN HAND HOTEL AND COLEMAN BIRD ASSOCIATES SHOP, BURYSTEAD PLACE
THE GOLDEN HIND HOTEL, AND COLEMAN BIRD ASSOCIATES SHO P, SHEEP STREET

The building may lie within the boundary of more than one authority.
County: Northamptonshire
District: Wellingborough
District Type: District Authority
Grade: II*
Date first listed: 09-Jun-1970
Date of most recent amendment: 12-Mar-1986
List entry Description
Details
WELLINGBOROUGH SHEEP STREET SP8967NW (West side) 11/145 The Golden Hind
Hotel, and 09/06/70 Coleman Bird Associates Shop (Formerly listed as Hind Hotel)
GV II*
Hotel and shop. c.1645. Mid C18 and late C19. Squared coursed ironstone with slate, stone
slate and plain tile-roofs. Originally courtyard plan. 2 storeys with attic. Main front of 5 -window
range. Central arched entrance has moulded stone surround with large wooden porch
supported on pairs of square Doric columns with turned balustrade above supporting a painted
coat of arms and figure of golden hind; all c.1891. Ground floor windows are 2 -light stonemullion windows with leaded lights c.1872. Three 3-light stone mullion Venetian style windows
at first floor alternating with 4-light stone mullion and transom windows; all probably C17 with
leaded lights. 3 equal gables have 3-light stone mullion Venetian style attic windows. Moulded
stone string course above first floor windows. Ashlar parapet to eaves and gables. 2 rai nwater
heads to either side of porch have date 1741 and similar rainwater to far left and right have
date 1769. Brick and stone stacks at ridge. 2-bay, 3-storey extension to left is dated 1902 and
of similar style with stone-mullion windows to each floor. The ground floor is now a shop. North
range to right of main front, partially reconstructed c,1891, has a l0 -bay centre range of 2- and
3-light stone mullion window with leaded lights. 6-light, C17, stone mullion window with transom
to gable at far left has similar 3-light attic window above. c.1891 carriage arch with half timber
upper storey to right and C17 gable with stone mullion windows to far right. Ashlar gable
parapets and kneelers. Rear elevations altered C19 and C20 with section of pitched roof to far
left having original plain tiles. The courtyard, reputed to have had open colonnade, is now
almost enclosed by C19 extensions. Interior: staircase part C17 has heavy turned balustrade
and tall newel finials. First floor rooms to main front have some C 18 panelling, probably reset.
The Cromwell Room to the first floor of the north range has a C17 carved ceiling beam,
moulded plaster ceiling and panelled walls, that to the right of the fireplace has a secret catch
giving access to a vestibule beyond; the various artefacts in this room may be reset. (History of
Wellingborough: J. and M. Palmer).

Listing NGR: SP8920067778
Selected Sources
Books and journals Palmer, J, Palmer, M, History of Wellingborough
National Grid Reference: SP 89200 67778
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