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Front view of Combe Mill

Side view of Combe Mill Yard
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Front view of Combe Mill
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Ground Floor Plan
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Introduction
This report is a new photographic survey of Combe Mill building done in Summer 2023 and 
presented with reference to the previous survey done in 2009 to form the basis for the lease 
entered into with Blenheim Palace Estates.

The survey comprises two parts:

• Exterior condition and services status
• Interior condition

A summary of the condition is given at the beginning of each part of this document.

At the back of the document is a DVD containing all images and electronic copies of the report.

PLEASE NOTE:  This photographic survey is not exhaustive but portrays the general state of 
Combe Mill in July 2023

Photographs by Colin Morris / Tony Simmons

Prepared for Combe Mill Society by Tony Simmons
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Summary of Exterior Condition - 2009

The photographs illustrate the condition of the outside of the mill building.  The images show:

1) Absence of rain guttering on roof

2) Cracks in walls and stone lintels

3) Gaps between stone window openings and wooden frames

4) Un-maintained or absent paintwork on all timber surfaces

5) Rotten wood in most window frames

6) Missing glass panes in some windows

Summary of Exterior Condition - 2023

The photographs illustrate the condition of the outside of the mill building.  The images show:

1) Additon of rain guttering on roof

2) Cracks repaired in majority of walls

3) Window frames and windows refurbished and replaced

4) Roof repaired with repaired wall plates and tiles

5) Oak bell turret remade and 昀氀at roof rebuit

6) Addition of lift shaft and new boiler house

7) New power and lighting systems

8) New air source heating system

9) Addition of Tea Room and two storage sheds

10) 
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Exterior Turret & Bell Tower - North

Exterior view of turret/bell tower

Crack in wall of turret

Condition of corner of front wall
Rotten timber in edge of front roof and 

cracks in rubble wall
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Damage to turret roof against chimney

Front of Mill Building - North East



Exterior view of turret/bell tower

Repaired turret roof against chimney
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Repaired stonework at chimney base

Replaced rainwater tundish
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Front of Mill Building - continued

External door to Education Room 
- repainted 2008
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Cracks in rubble wall below front 
window of Education Room Cracks in rubble wall above door to 

Education Room
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Repaired outside stairs landing

Rebuilt outside stairs railings
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Front of Mill Building - continued

External door to Engine Room 
- repainted 2008

Old metal garage door a昀昀ords protection to 
fuel store
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Yard Wall of Mill - North West

View into rear intersection of 
education room and main building

Typical state of windows - timber 
unpainted - large gaps around edges -

poor glazing
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Lift shaft in corner once occupied by WC

Bottom of lift shaft housing oil storage and 
blowdown tank

Corridor to platform lift 
between mill building and new 

boiler house
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Showing repaired crack 
in stonework

Recovered fuel store

Boiler 昀氀ue via lift shaft housing
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Yard Wall - continued

View of yard wall - loading bay door surrounds show loss of stonework 
and rotting timbers
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Typical state of rubble walls showing strengthening plates and cracks
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View of yard wall - loading 
bay door repaired timber 

and stonework

Repaired ground 昀氀oor 
windows
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Yard Wall - continued

Head leat intake to the water wheel

Typical state of rubble walls showing another strengthening plate and cracks

Small vent above rear 
forge door and 

associated cracks and 
distressed timber lintel

Workshop window to left of rear 
forge door with associated 

cracks and distressed timber 
lintel

Steps descend into waterwheel room
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Repaired ground 昀氀oor 
windows

Headrace arch - slight indication of masonry crack 
being monitored
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Field Wall of Mill - South East

Series of images showing lack of guttering, broken stone window lintels and cracks in rubble wall
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Series of images showing added guttering, repaired stone window lintels and repairs to rubble wall
Chimney height raised to above roof crest to stop smoke in forge
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Field Wall of Mill - continued

Further images showing lack of guttering, broken stone window 
lintels and cracks in rubble wall
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Rear view of Mill from across 昀椀eld



Repaired window of waterwheel room

Repaired window of waterwheel showing 
stonework damage on keystone

Field view of Mill showing tile coverage and absense 
of old slates on left hand face.

All windows are new.
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Field Wall of Mill - continued
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Repaired lintel and sills 
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River End Wall - South West
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River End Wall - continued
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Outside

Lean-to boiler house with disabled toilet nearest to camera
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State of the inside of the ‘old’ 
toilet - clear plastic roof was
partially replaced after being 
damaged during site redevel-
opment but is not water tight.

View of picnic area and shed housing stationary (barn) engines



NEW 
STRUCTURES



New structures built since 2009 survey

• Tea Room
• Storage Shed 1
• Storage Shed 2
• Ticket O昀케ce
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Tea Room

Tea Room is supported on piling to be above average 昀氀ood levels

It comprises two WC, electrical cupboard, servery and seating area.
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Serving Area
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Folding glazed doors to decking area.

Lift up serving 昀氀ap

Decking area with sun blind extended
Inside WC
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Tea Room - acccess WC
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Intrerior of Access WC reached from outside 
the tea room
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Storage Shed 1

Timber shed clad to match tea room.  Tar paper lined, insultated and ply clad

Supplied with power and lighting from spur o昀昀 tea room distribution board
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Storage Shed 2

Ticket O昀케ce

Timber shed with lift up serving hatch and end door for 
access.

Supported by a concrete slab which can be seen to rise and 
fall due to ground freezing from buried heat source piping 

that serves the Old Sawmill building.

Timber shed tar-paper lined, insulated and plywood clad.

Supplied with power and lighting from spur o昀昀 tea room distribution board.

Shed is divided 80:20 with a small portion at the river end for storage of educational 昀椀eld trip apparatus.

The land on which this shed is sited is subject to an additional lease from Blenheim Estate that runs for 
the duration of the lease on the Mill.
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Changes to Mill since 2009

Wall plates refurbished

Roof �les repaired

Building stonework cracks made good and damaged masonry replaced

Bell turret rebuilt

New steel beams inserted in Foreman’s O昀케ce

A�c boarded for storage

Fuel store roofed to storage

Corridor to neighbouring co�age re-roofed

Window frames refurbished

Windows replaced

Rainwater furniture added

Pla�orm li� installed to all 昀氀oors

Electrical Power and ligh�ng system replaced

Fire and smoke alarm installed

Intruder alarm system installed but not used

Air Source Heat Pump hea�ng installed

Waste connected to site Klargester

Headrace re-fenced

Mains water re-routed to enter Mill site via Boiler house

Foreman’s O昀케ce original 昀氀oor and ceiling exposed; walls and ceiling made good with lime plaster

Height of forge chimney raised above roof line to improve forge draught.

Tea Room building added

Two �mber storage sheds added

New boiler house built and steam piping improved

Front staircase to Mill repaired
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Services - 2009

Gas - no supply

Electricity - three phase overhead feed into Waterwheel Room terminating in old distribution 
board [A] of which only one ‘way’ is in use for the mill.  The electricity is metered remotely at this 
point.

From this board a three phase cable feeds an old distribution board [B] mounted on the yard side 
wall of the workshop.

This distribution board feeds the oil-昀椀red steam boiler control panel directly. Another feed 
supplies a modern distribution board [C] in the boiler room that serves ring main and lighting for 
the boiler room and the disabled toilet.

Board [B] also feeds a further MCB box [D] on the 昀椀eld wall of the workshop. This box feeds 
ground 昀氀oor and upstairs 13A ring mains and lighting circuits.

Mains Water - mains water enters the building from the direction of the next door cottages via a 
stop valve near the front of the Cornish boiler.  The supply is not adequate for the building.  Filling 
the steam boiler causes sink taps to be starved of supply. More importantly, 昀椀lling the beam 
engine cold well causes the steam boiler feed to be starved.

Foul Drain - the upstairs toilet and disabled toilet are connected to the new site Klargester 
system.

Surface water - rain water run o昀昀 from the front of the Mill emerges from a large pipe from the
wall of the old sawmill inside the lean-to boiler house. The Mill is very prone to the ingress of 
surface water run o昀昀 during heavy rain through all ground 昀氀oor doorways. The waterwheel room 
often 昀氀oods when the river rises after heavy rain.

Board A - incoming 3 phase Board B - 3 phase distribution Board C - boiler house 
and disabled toilet
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White switchbox upper left - main power incomer isolator

Cold water pipe heat tracing controllers - top right of photo

Fire and Smoke alarm system - middle right
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Services - 2023

Gas - no supply

Electricity - three phase overhead feed into Waterwheel Room terminating in old distribution 
board of which only one ‘way’ is in use for the mill.  The electricity is metered remotely at this 
point.

From this board a three phase cable feeds a new isolation panel from which the three phase is 
routed upstairs into the Footmans Bathroom above.

Form the new main distribution board the supply is distributed to four other distribution boards:
• Upstairs and downstairs of main building
• Boiler house
• Tea Room

From these sub baords is distrubuted lighting and lower supplies.

Mains Water - mains water enters the mill via the Boilerhouse where a meter is installed and 
readings given to Blenheim each month.

The supply is still barely adequate for the building.  Filling the steam boiler causes sink taps to be 
starved of supply. More importantly, 昀椀lling the beam engine cold well causes the steam boiler feed 
to be starved.

Foul Drain - the upstairs toilet and disabled toilet are connected to the new site Klargester 
system.

Surface water - rain water run-o昀昀 from the front of the Mill emerges from a large pipe from the
wall of the old sawmill and routed underground to the site drain. 

The boiler house has its own drain.

The waterwheel room often 昀氀oods when the river rises after heavy rain.
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Distribution board in Boilerhouse

Air source heat pump controls on 
boilerhouse wall

Distribution board in Tea Room - feeding river pump and two 
storage sheds
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Main Mill distribution centre in Footmans’ 
Bathroom on Second Floor

Control box upper left - intruder 
alarm (not used)
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MILL 
INTERIOR
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Interior Condition of the Mill 2009 - downstairs

The photographs illustrate the condition of the downstairs of the mill building.  The images show:

1) Internal wood paintwork unpainted for decades
2) Lime wash in engine room last applied in 1970s
3) Uneven 昀氀oor surfaces in workshop and waterwheel rooms
4) Forge chimney brickwork, as it enters stack, loose in places
5) Wall surface on inside face of tail race arch in poor condition

Interior Condition of the Mill - upstairs

The photographs illustrate the condition of the upstairs in the mill building.  The images generally 
show:

1) Building interior woodwork unpainted.
2) Gaps around window frames
3) Badly secured glass panes, some missing.
4) At least two small holes in roof on ‘昀椀eld’ side allowing ingress of rainwater.
5) Badly rotten timbers above ceilings of toilet and education room against chimney (now 

concealed behind new plasterboard)
6) Turret and bell-tower timbers in delicate state.
7) Several beams exhibiting signs of woodworm infestation - some may be active.



Interior Condition of the Mill 2023 - downstairs

The photographs illustrate the condition of the downstairs of the mill building.  The images show:

1) Majority of wall cracks made good
2) Window sills replaced throughout
3) Electrical distribution moved upstairs
4) Fire and Smoke Alarm control box located in waterwheel room

Interior Condition of the Mill - upstairs

The photographs illustrate the condition of the upstairs in the mill building.  The images generally 
show:

1) Building interior woodwork repaired and painted.
2) New metal period window frames
3) Roof now watertight
4) Foreman’s O昀케ce 昀氀oor and ceiling exposed and made good
5) Split oak beam supported by steel beams and concealed by wooden cladding
6) Kitchenette and WC added adjacent Foreman’s O昀케ce
7) Storage cupboard created underneath bell turret
8) Electrical distribution boards now in Footmans Bathroom.

9) 
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MILL 
DOWNSTAIRS

Downstairs

The images are grouped as follows:

# Engine room
# Workshop & Forge
# Waterwheel gear room
# Waterwheel room
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Downstairs

The images are grouped as follows:

# Engine room
# Workshop & Forge
# Waterwheel gear room
# Waterwheel room
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Engine Room

State of Engine Room window showing ill 昀椀tting metal frame and 
repaired window sill

Timber ceiling in passage 
way alongside fuel store

Right angle bevel gearing that 
once worked the waterwheel 

sluice from inside the old sawmill

View past engine governor 
of side window

View into passage from 
front of Cornish boiler

Ceiling above Cornish boiler
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Pull down projector screen oposite 
Cornish Boiler

Timber ceiling in passage 
way alongside fuel store

View into passage 
from front of 
Cornish boiler Crack in 

brickwork 
supporting 

beam
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Engine Room - continued

Views showing condition of engine room ceiling

Chimney damper operating 
cable

View of wooden steps 
descending from top 

of Cornish boiler

Front of Cornish boiler 
with fuel store door behind

View at base of steps 
towards forge

View from front of Cornish boiler 
towards beam engine
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View of beam engine from doorway to 
forge looking towards entrance door 

to engine room
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Electrical trunking (galvanised) run at ceiling level

Steam pipe lagging replaced with 昀椀bre 
and metal cladding dispensed with.
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Workshop & Forge

Composite photo of forge area with line shafting overhead

Views showing ceiling beams in forge/workshop

Condition of workshop 昀氀oor in area of forge

Image 0229 Image 0230
Image 0231
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Flexible metal extract ducts removed together with 
electric extract fan housed in hood

Steam pipework re-routed and lagged with 昀椀bre.
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Workshop & Forge - continued

Views showing forge hood/昀氀ue entering chimney

View up forge chimney Spark resistant safety barriers across 
forge area erected February 2008

General views of 
forge/workshop

Forge door to yard
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Prop beam in workshop
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Waterwheel Gear Room

Photographs showing complex beam arrangements within water wheel gear room

NOTE:  As at July 2009 the waterwheel is 
being restored so that it turns reliably.

The pit wheel was re-toothed in
hornbeam in 2004. The second main

wheel is un-restored.
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Window of water wheel gear room

Unrestored second gear and lay-shaft
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New cold water pipes lagged and heat traced

Air to forge now delivered 
from electric blower in 

gear room.
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Waterwheel Room

Photographs showing 
various views of the 

waterwheel room
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Waterwheel gudgeon bearings re-wedged and 
steel banded
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Waterwheel Room - continued
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Vertical crack in wall above window

Im
ag

e 
39

80

Im
ag

e 
39

81

Im
ag

e 
39

78

Im
ag

e 
41

84

Vertical crack in wall above end door rising through 昀氀oor above

Im
ag

e 
42

40

Inside view of SW end door



Building Condition Report - Combe Mill @ 2023

66 of 81

Im
ag

e 
_1

32
8.

jp
g

Im
ag

e 
P6

14
01

59
.jp

g
Im

ag
e_

13
30

 .j
pg

Im
ag

e 
P6

14
01

59
.jp

g

Im
ag

e 
P6

14
00

67
.jp

g

Im
ag

e 
P6

28
02

06
.jp

g

Stonework crack above door repaired

Stonework crack above window repaired
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Upstairs

The images are set out as follows:

# Stairwell to upper 昀氀oor
# Pattern Shop (upper 昀氀oor)
# Education Room
# Toilet

MILL 
UPSTAIRS
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Stonework beneath staircase window sill - 
replaced in 2008
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Wall and window sill at top of stair way
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Stair well to upper 昀氀oor

View of staircase from 
ground 昀氀oor

View back down staircase - 
before handrails were 

昀椀ttedIm
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Old wooden staircase replaced with steel

All wall plate timbers repaired and rafters 
partnered with new timber where needed
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Gaps and rot around timber window frames

Old timber embedded in 
stonework

Blocked aperture in wall of 
Pattern Shop
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Broken glass pane - typical

Weed growing on outside of 
rotten window sill
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Window sill replaced with 
cement in the past and state 
of stonework surround - in 

refreshment area

Partly repaired window sill with 
rotten window frame visible
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Another window with wood 
patches concealing the state 

of lintel woodwork
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Another window lintel with 
signs of wood rot
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Window sill behind historic 
clock display repaired with 

cement
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Above window showing roof 
construction where once a 

dormer light existed - this is the 
case for each alternate window 

bay

Pattern Shop upper 昀氀oor
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Old roof slates replaced with tiles in 
this quarter of roof

Stonework below window sills repaired 
throughout where necessary
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Pattern Shop - continued

Various views of roof 
beams

Roof beam arrangement 
around forge chimney

Sunshine through one of the holes in 
the roof

Showing transition between two styles 
of roo昀椀ng
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Timber wall plates repaired or replaced

Rafters scarfed with new wood

Roof slates removed and tiles redistributed 
to event colour  match - new tiles used on 
lower rows
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Education Room

Toilet

State of toilet ceiling 
before re-plastering in 

June 2009

State of wood rot adjacent old sawmill 
before re-plastering in June 2009

Typical damp patches around toilet window plus deteriorated paint to 
obscure the window

View into education room from ‘corridor’ - the two 
vertical black columns support the structurally 

weakened main beam that carries the turret

View into toilet along education 
room ‘corridor’
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Steps from Pattern Shop 
up into Education Room
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Remaining leaded window retained 
and refurbished.
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New kitchenette/ bookshelves installed unter steel beam Stairs to Foreman’s O昀케ce 
replaced

Lift landing on second 
昀氀oor - was a window 

opening
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Turret/Bell Tower

View into bell tower through hatch with left 
hand ceiling plaster awaiting replacement Inner ceiling laths of bell tower 

viewed through turret hatch

Another view up into bell tower through hatch

View through hatch of turret 
window

Framing of bell tower viewed through hatch
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WC installed behind kitchenette
Views into Foreman’s O昀케ce from upstairs lift lobby
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Key press mounted in bell turret 
store room

View up to trap door to 
access bell

Views up to trap door to boarded attic
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Education Room roof space

Views of the Education Room roof space. There is a false modern ceiling overlaying the original lath and plaster 
one.  Light was seen coming through a pin-hole in the roof - there was no sign of water damage.
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Image P6140118.jpg

Roof space reinforced, insulated and boarded
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Summary of actions arising from survey

1. Clear weeds blocking rainwater tundish at upper front of Mill

2. Replace faded ‘Combe Mill’ nameplate above front door

3. Stop damp inside the fuel store that is damaging stored items

4. Re-route rainwater drainage in front of engine room entrance slope 
away from the fuel store

5. Re-paint cream gloss woodwork on sill of double door of pattern shop

6. Monitor small crack above head race arch

7. Repair stonework of head race retaining walls

8. Repair bowed timber retaining wall of head race - Landlord resp?

9. Monitor crack in curved wall opposite Cornish Boiler

10. Replace oak wedges holding metal waterwheel to axle tree

11. Monitor timber beams in attic for woodworm activity
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