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22 September 2026

Trustees of East Garston Village Hall
c/o Mr Ed James

Mask Cottage

Front Street

East Garston

Hungerford

RG17 TEU

Dear Sir
Re: Condition Survey of East Garston Village Hall, Back Street, East Garston, RG17 TEX

Thank you for your instructions to inspect the above property following the terms you kindly signed
dated 8/9/2026. | was kindly given access by Ed James to the property at 9:15am on the morning of
22nd September 2026. | had intended to carry out a full inspection but following my initial findings |
decided to carry out a preliminary report.

Following my initial inspection, | decided to carry out a preliminary report and inspection of the
property and would return back to carry out a more detailed inspection of the smaller items of
disrepair to report following a further inspection {(as recommended) by a Structural Engineer who can
assess the whole structure of the property.

Ed kindly advised that the building was originally constructed 150 years and built in Ashbury and part
of that village hall was transported 100 years ago to its present location in East Grafton.

Ed kindly gave permission to open up the external clad timber walls in a couple of places where the
timber cladding had already rotted. We also gained ladder access to the main access in the roof space;
it was not possible to inspect along the whole of the internal roof as there was a lack of service board
and the underlying small modern wood battens and plasterboard does not have sufficient strength to
allow for pedestrian access,

The auter wall construction consists of a timber frame construction with an outer pine shiplap board
attached to a bituthene felt which in turn is nailed onte 4x3 inch (100mm x 75mm] intermediary struts
forming a matrix cavity wall without any insulation, with an inner pine board which has been over
covered in more recent years with plasterboard on the internal surface. The matrix studs are running
at angles and run ento main 4 inch square prop timbers at 10 foot intervals which are visible externally
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between the cladding shiplap boards. These small timber props run up and support the wall plate
which in turn supports the upper roof structure. The props are supported on a solid brick foundation
which | would expect to be 2 foot (B00mm) deep.

The upper roof rafter structure consists of 4X2 inch (100mm x 50mm) timbers at 16 inch (400mm)
centres supporting pine boarding which were on the original construction tied in with metal ties at
regular Intervals within the roof space. In recent years there has been some additional new timber
collars fitted across the maln rafters and historically two metal tie bar rods were inserted towards the
front entrance end attached to the south and north roadside wall, The ceiling to the main hall has
been replaced in more recent years with plasterboard with insufficient supporting joists which wiould
allow for service board access, and we would strongly recornmend that no-one walk along these joists
in the roof, they are likely to fall through to the lower hall floor. In recent years approximately
150/200mm of roof insulation has been installed. The ceiling gas deflected due to inadequate support.

On investigating the north roadside wall, we noted that the wall is out of plumb, 4 to 5 inches
{100/120mm), the overall wall thickness is & inches (150mm) incorporating the shiplap boards and
inner boarding. This would mean that structurally the cuter wall has caused roof spread outside the
accepted middle third centre of gravity of the wall and has become a significant structural issue.

Considering the age of the timbers which are 150 years old, and the external shiplap timbers which
are beginning to rot, and rotting of the lower main stud timbers supporting the upper wall plate there
is a strong possibility that this outer north wall and roof could collapse. This could occur when there
s excessive snow or wind loading on the property. The ceilings have deflected downwards due to the
lack of support; and this has created additional strain on the outer north wall and roof. When the two
metal tie bars just below the ceiling line was pulled it was there is no tension in the tie bars indicating
a lack of significant tying in of the structure to prevent roof spread. The tie bars run just below the
ceiling line towards the front entrance.

We managed to gain access to reach the first internal metal original tie in the roof tying in the rafters
and found this to be fairly slack which would indicate that the original timber roof rafters have become
the main source of support and that the roof is moving outwards significantly. In more recent years
same modern timber collars have been inserted on the realisation of this roof is spreading and is
clearly visible when running an eye along the external line of the gutter. This additional roof support
has not zlleviated the continuing potential movement of this wall and possible collapse.

| contacted Ed following these inspections and notified him of the issues and strongly recommended
that a Structural Engineer carry out a full assessment of the construction prior to any additional warks
being carried out, and to advise on any rectification works should you consider retaining the existing
structure,



In my opinicn the best long term salution would be to gain Planning Permission to rebuild in a modem
insulated construction which is more energy efficient although | understand the finance constraints
without obtaining any possible property grants which are available.

As & minimum we would recommend the Structural Engineer opens up the structure, particularly the
supporting posts, and gains access into the roef where needed to ascertain what works are needed to
safeguard the property. At this time, | would not recommend that the old village hall building is used
until a full Structural Engineer's report and recommendations are obtained.

If the engineer comes back and advises on an economical repair could be undertaken, then | will retern
and complete the remainder of my survey with regard to maintenance issues. Until this matter is
rectified, | am unable to provide a more comprehensive report on individual items of maintenance.

| lifted up the two immediate manholes by external we's and found these to be reasonably clear, in
need of a general clean. These run into the front driveway ma nhale, and | presume run into the main
in the road.

| look forward to receiving the detailed Engineer’s report before further re-inspection and assessing
further works which are required.

In terms of the roof construction, it was noted that there are significant deflections in the roof
indicating the roof spread which has occurred and this has contributed towards recent repairs and
maintenance of the main rocf as it is at present. You have provided two estimates, one to carry out
general repair and one to recover, however | do feel that this would be a waste of time and money
until the whole structure and support to rectified.

You may find that the cost of the structural repairs will be excessive in combination with repairs to the
roof and it could be it is more economic to rebuild the property subject to planning and building
regulation approvals.

Yours faithfully
’_J_-.: :-'_‘-:'_:.'_"_ e

Peter Maksymuk BSc FRICS FCIOB
For and on behalf of
Peter Maksymuk Surveying Ltd
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EAST GARSTON VILLAGE HALL

FRONT WALL LEANING OUTWARDS ON PLUMB LINE




EAST GARSTON VILLAGE HALL

FRONT WALL CONSTRUCTION cavity
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EAST GARSTON VILLAGE HALL

FRONT ROOF UNDULATING ROOF SPREAD
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EAST GARSTON VILLAGE HALL

REAR ROOF

FRONT WALL prop timbers at 10 foot support the roof
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