
Historic England Report for HLF's Grants for Places of Worship Scheme

1.0 Project Details

HLF Reference number: GP-16-01273

Title of Project:

Location:

Listing Status

Date of Visit: 15th September 2016

Attendance: Peter Rycroft, PCC member (HLF grant contact)

Leslie Spanswick, Church representative and local historian

Amanda White, HAR Surveyor, Historic England

2.0

3.0 Summary Condition Report

Grade 1 (LEN: 1075150)

Repairs and alterations to preserve building, secure 

heritage and expand community use

St John the Baptist Church, Main Street, Cold Overton, 

Historic England Advice on this project is solely confined to the repair work contained in the 

GPOW application. This advice does not constitute our agreement to works requiring 

denominational or statutory consents, approvals or permissions. Any consultation with 

Historic England for this purpose must be carried out separately. Please see 

HistoricEngland.org.uk for more information.

 Any queries raised by this report should be addressed to the Heritage Lottery Fund as the 

grant giving body.

Summary Building Description

Parish church or C13 origin with C14, C15 and c 1800 contributions comprising 2 stage 

embattled and ‘pinnacled’ west tower (C15); set-back spire with 2 sets of gabled lucarnes, 

nave with clerestory, north and south aisles , chancel and south porch (with restored 

sundial). St John’s was ‘restored’ by J. T. Micklethwaite in 1889.  Walls are a combination 

of coursed and squared ironstone and limestone rubble and ashlar with ashlar dressings.   

Roofs are understood to date to the C19 restoration and are covered in Lead and Swithland 

slates. The north arcade is early C13 and has water holding bases and stiff leaf capitals. 

The south arcade is later (mid C13); architecturally simpler and has remains of important 

C14 wall paintings and a window with fragments of C14 stained glass. The painted scheme 

has a limited palette and is stylistically unsophisticated but contains unusual features 

suggestive of a more complex iconographic/theological source
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4.0 Heritage at Risk Assessment

We have assessed the condition of the building and found it to be VERY BAD. 

There are many significant issues at St John’s. The lower portion of the spire, the top of the 

tower, bell chamber and porch have suffered structural movement.  Movement may be 

historic and that to the tower is likely to relate, at least in part, to walkway weathering 

inadequacies; the concrete deck is exposed.  The porch appears to be stable. There is 

significant low level damp on account of defective drains and at high level on account of 

inherently poorly designed and or defective gutters and chutes; poor abutment detailing 

and, more generally, impervious mortars.  St John’s is consequently damp with notable and 

extensive mould growth, some salts and plaster defects.  Of great concern is the impact of 

damp on the important early wall paintings.  There are low level asbestos panels in the 

chancel; paint coatings are defective and they may be adding to the damp related 

problems.  The church is home to a nationally significant bat population (maternity roost). 

The building will be added to Historic England's published Heritage at Risk Register. 

Inclusion in the Register implies no criticism of the owner of the building or those that 

manage the building. The aim of the Register is to keep attention focused on these 

buildings, to act as a working tool to help define the scale of the problem, and to prioritise 

action to secure the future of these irreplaceable buildings. Please see 

HistoricEngland.org.uk for more information.
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5.0

1 1,000.00

1 Incl (5.6.4)

2 750.00

1 750.00

2 1,000.00

Protected Species Surveyor: Survey and report upon the nature, 

type, occupation type and extent of any protected species 

present.  Where found or where conditions are favourable for 

projected species, report to advise how their significance is to be 

preserved during the course of work.   

5.2  *Structural or Environmental Monitoring and Report.

Contingency: Remedial work to encapsulate asbestos (boiler 

house and / or chancel) as / if deemed necessary following 

recent survey (procured by the PCC outside of the grant 

application).

Development Phase Work (to be carried out as a condition of grant) (net cost)

5.1 *Investigations, including access and opening up works 

and Report where appropriate. (Nb. Where investigation, 

access and/ or opening up is included please ensure that 

HLF are notified of the dates with at least three weeks 

notice so that Historic England can attend where 

necessary).

Accredited Wall Paintings Conservator:  Assess and report upon 

the condition of wall paintings.  Refer to previous report by 

Inspire Conservation Limited.  Report to make recommendations 

for remedial work (emergency stabilisation as necessary and 

protection) in the context of the planned building fabric repairs 

and longer term conservation work.  Report to identify the 

timescales and conditions within which work should sensibly be 

carried taking due account of the current environmental 

conditions and the timescale within which it might stablise (post 

fabric repairs).   

Contingency: Opening up work as may be deemed necessary by 

structural engineer.

5.3 *Specialist Investigations and Reports.

CARE Registered Engineer: Assess and report upon movement 

to the tower, spire and porch.  Make recommendations for 

monitoring (if considered progressive and thought necessary) 

and / or outline options for conservative structural repairs / 

restraint.  (Movement in the porch appears to be longstanding 

and stable; spire / tower parapet movement may relate to water 

ingress on account of the 'unweathered' nature of the tower 

walkway.) 
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3 1,500.00

0.00

1 Incl

2 Incl

3 400.00

4 500.00

%age of 

total fee

1 60.00% 12,456.00

2 45.00% 247.50

3 50.00% 0.00

4 60.00% 900.00

5 50.00% 0.00

6 50.00% 0.00

7 50.00% 0.00

5.7 VAT

Estimated VAT 19,503.50 20.00% 3,900.70

£23,404.20

5.5 Fees in connection with the development phase work 

above.

Estimated total of development phase costs

Conservation-accredited architect or RICS 

5.4 *Conservation Based Research and Analysis, and 

Report.

Quantity Surveyor

Archaeologist/Building Analyst

5.6 Fees to prepare specification, obtain tenders and 

prepare tender report for urgent building repairs as 

identified in 6.0 below.

Access Audit: Prepare an access audit in accordance with HLF 

guidance.

Drainage survey: Assess and report upon the scope, nature and 

condition of existing below ground drainage.  Report to make 

recommendations for repairs, extension and / or renewal.  A 

topographic survey is not considered necessary.  Provision is 

included here for a CCT survey if it would inform proposals.  

Lead professional advisor: Procure, coordinate and administer 

the services of and liaise with other specialist consultants (write 

briefs etc.) for development work, attend site visits and collate 
Lead professional advisor: Observe and comply with the 

Procurement Regulations and any additional requirements of the 

HLF to the extent necessary.
Maintenance Plan: Prepare a 10 year Maintenance Plan in 

accordance with HLF guidance.

Consultant Conservator

Other specialist adviser

Structural/Civil Engineer

Principal Designer in accordance with CDM 

Regulations 2015
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6.0

1 50,000.00

2 12,500.00

3 23,000.00

1 10,000.00

2 2,500.00

3 7,500.00

4 10,000.00

4 12,000.00

5 16,000.00

6 5,000.00

7 10,000.00

6.2 Repairs to fabric at risk of imminent loss.

Masonry:  Repair and repoint low level masonry and masonry 

generally / locally elsewhere.

6.1 Urgent structural repairs

Delivery phase- Urgent building repairs that are within the 

scope of the scheme (net costs)

Tower and spire masonry: Repair and repoint masonry.  Locally 

rebuild and or restrain tower parapet and stitch cracks as 

necessary.  Weather south aisle abutment detail.

South Aisle: Rake out and repoint South Aisle.  Locally 

consolidate ironstone and replace isolated individual blocks as 

necessary; minimal replacement is anticipated.  Improve 

abutment tower detail; flash as necessary.

South door: Gently clean and consolidate masonry; undertake 

mortar repairs as necessary.

Ground and below ground drainage: Remove perimeter drainage 

channel; replace with French drain, soakaways, new gullies etc.

Rainwater disposal: Overhaul / repair (if practical) or replace 

rainwater disposal system.  New goods to be sized (enlarged!) to 

suit anticipated future rainfall.  Chutes to be extended (if 

practical) or renewed. 

Boiler House: Overhaul door and frame.  Locally repair roof 

(structure and slating) and improve chimney abutment / 

weathering detail.  Fit stout ironmongery to secure door.  

Wall paintings: Consolidation / conservation including associated 

access and protection.

Preliminary costs:  Access scaffolding, working platforms, 

contractors accommodation, protection (to include a scaffold 

alarm), insurance and overheads etc.

Tower walkway:  Form new timber deack and sandcast lead 

covered walkway and associated flashings, sumps etc.  Extend 

gargoyle spouts to the extent necessary to throw water from the 

building.   

Asbestos removal (chancel and boiler house). Make good 
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1 2,000.00

2 2,000.00

3 9,000.00

1 1,500.00

2 2,500.00

3 2,500.00

4 5,000.00

1 8,304.00

2 302.50

3 0.00

4 600.00

5 0.00

6 0.00

7 0.00

6.6 VAT

Estimated VAT 192,206.50 20.00% 38,441.30

£230,647.80

7.0 Professional advisers (to be appointed as a condition of grant offer)

Professional advisers, to be appointed by the applicants, whose appointment is necessary 

for the satisfactory completion of the work.

Estimated total of stage two costs

Principal Designer in accordance with CDM 

Regulations 2015

6.4 Contingencies for specific areas of risk.

Conservation-accredited architect or RICS 

Additional asbestos and or boiler removal or associated enabling 

or post removal work. 

Additional stone repair and or re-pointing

Structural/Civil Engineer

Other specialist adviser

Archaeologist/Building Analyst

Consultant Conservator

Quantity Surveyor

6.5 Balance of fees for urgent building repairs not already 

included under Development Phase Work above.

Bats: Protected species licence (bat license) and associated 

attendance by Protected Species Surveyor.

Additional bat mitigation work and / or additional attendance by 

Protected Species Surveyor.

Chancel lead work: overhaul / repair lead work incl flashings.

Spire louvres: Overhaul, replacing if necessary.  Fit wire mesh.  

(Provision includes for access and protection)

6.3 Other urgent and essential repairs to form part of a cost-

effective single project.

Additional wall paintings conservation / consolidation.
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Professional Adviser Fees up to

(% or £)

1 Conservation-accredited 

architect or RICS conservation-

accredited  building surveyor

12.00%

2 Principal Designer in 

accordance with CDM 

Regulations 2015

£550.00

3 Quantity Surveyor £0.00

4 Structural/Civil Engineer £1,500.00

5 Archaeologist/Building Analyst £0.00

6 Consultant Conservator £0.00

7 Other specialist adviser £0.00

13.18%

8.0

1

2

9

Amanda White

6th October 2016

HAR Surveyor

Nature of Service        

Development stage reports shall inform the specification and schedule of works.  Reports to 

be submitted to Historic England before or no later than the draft specification.

Any other comments (including comments on new works only where they affect 

repairs or they have an impact on the internal environment or building performance)

Upper limit of fees %

Service as required under CDM 

regulations.

Report by:

Specification, inspection and 

certification.

In the event the cost of work, once tendered, is not affordable, the repair of tower / spire 

masonry, south aisle repairs and low level masonry should be undertaken ahead of more 

general masonry repair needs. The conservation of wall painting may need to follow as a 

second phase of work in the the substrate and or the internal environment is not sufficiently 

dry / stable within a reasonable time period. It is recommended that all work is tendered to 

‘test’ the cost of work.  Tender documentation should clearly identify that it may be 

necessary to phase work and documentation should be set out in such a way so as to allow 

work (and associated prelims costs) to be readily phased as / if necessary.
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