
NYM/2019/0684/FL Removal of modern agricultural building at the rear,

conversion of redundant agricultural buildings to 1 no. open market dwelling with

associated access, parking, amenity space and landscaping works Farmbuildings

to West of Holme Farmhouse

No objection to the demolition of the modern agricultural building. In relation to the

proposed landscaping works, the treatment of the frontage of the building requires

particular sensitivity due to its prominence in the streetscene and contribution to the

setting of the former farm group with Holme Farmhouse. An overly-domestic treatment

to the frontage area would be detrimental to the historic and agricultural character of the

group. I would recommend that the existing opening into the front grassed area is

closed by extending the dry stone wall and adding an appropriate gate to prevent

vehicular access; and that permitted development rights to alter the surfacing or erect

any form of boundary treatment or structure are restricted by any planning approval that

may be granted. In relation to the detail of the conversion scheme please see

comments below on the accompanying LBC application.

NYM/2019/0685/LB Listed Building consent for conversion of redundant

agricultural buildings to 1 no. open market dwelling with associated landscaping

works  Farmbuildings to West of Holme Farmhouse

The application buildings lie to the west of Holme Farmhouse, the whole forming a

linear range consisting of farmhouse, byres, stable, cart house and hayloft over and

outbuilding. The farmhouse is GII listed and is attributed to the early-mid eighteenth

century, with later alteration and additions. The farmbuildings are separately listed at GII

and are attributed to the mid-late eighteenth century, the lean-to to the rear being a

twentieth century addition built in stone and brick, although the 1853/6 edition OS map 

indicates an earlier structure attached to the rear (which may have been a horse engine

house). The range of outbuildings is of high quality vernacular design and construction,

retaining a number of distinctive architectural and historical features including a

segmental-arched opening to the cart house; external stone steps with kennel beneath;

moulded eaves band; original chamfered cross beam of remarkable dimensions, and

joists with floorboards over, in excellent condition; and an inset Royal Mail Edward VII

post box (1901-1910). The building has high aesthetic and historical heritage

significances in its own right and contributes to the setting and heritage significance of

the Holme Farmhouse.

The proposed scheme is generally sensitive and makes good use of the existing spatial

arrangement and openings. It retains the existing 20th century lean-to to the rear. Whilst

not of wholly sympathetic form it is relatively discreet. However, much of the structure is

constructed from modern brick and proposals for the treatment of the masonry should

be clarified. All parts of the building will require a Level 3 historic building record

prior to determination to inform the assessment of the scheme as well as to provide a

permanent record prior to alteration. This may result in further amendments if the record

identifies elements of significance that are not currently recognised. I would request

consideration of the following amendments and the supply of further information:

1. The brick elevations of the lean-to should be re-clad in reclaimed stone, possibly

utilising the stone from parts of the demolished shed which the engineer

considers likely to be rendered unstable.

2. External boarded doors should be retained only where they are extant and of

vernacular form, retaining also the historic hand-forged wrought iron furniture.

Please omit doors from the two openings to the western end. The door to the
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hay loft should be shown as currently handed, to the left of the door and utilising

the existing fixtures; the door to the eastern byre should be retained, hung to the

left as existing.

3.    All glazed doors should be set to the inside of the reveals of the openings for

maximum depth, not to the central point indicated on the existing plans.

4.    Rooflights to the front elevation should be reduced in size and product details

consisting of metal reproduction cast iron fixtures annotated.

5.    Details of paint treatment should be annotated, generally adopting black/a dark

colour to modern glazed screens set in reveals and maintaining the traditional

red paint colour to historic windows and boarded doors.

6.    It is not clear from the plans what the proposed treatment for internal walls is.

Some walls appear to be lined, others not. Please clarify the proposed lining

design and treatment of unlined walls. Generally, where masonry walls will be

internal (spine walls, between front and rear cells) they should be pointed up and

left exposed to view to preserve internal character and patina.

 

 

NYM/2019/0686/FL Removal of modern agricultural buildings, conversion of

redundant agricultural buildings to 1 no. open market dwelling with annexe and

associated parking, turning area, amenity space and landscaping works Range of

3 farmbuildings and attached engine house to north-west of Centre Farmhouse

 

No objection to the demolition of the modern agricultural building. I would recommend

that permitted development rights to alter the surfacing or erect any form of boundary

treatment or structure are restricted by any planning approval that may be granted. In

relation to the detail of the conversion scheme please see comments below on the

accompanying LBC application.

 

NYM/2019/0687/LB Listed Building consent for conversion of redundant

agricultural buildings to 1 no. open market dwelling with associated landscaping

works Range of 3 farm buildings and attached engine house to north-west of Centre

Farmhouse

 

The application buildings lie in a linear north-south range behind Centre Farmhouse

which consist of at least six distinct building phases. The southerly building is a cart

lodge and is part of a separate application relating to the farmhouse, considered below.

The rest of the range would be converted as a single dwelling. Identified in the list

description as “northern byre”, a former granary is ascribed to the mid to late 18th

century; the cow shed byre to its south as being c.1800, the horse engine house

attached to its western elevation as mid-19th century (with modern milking pump shed

attached to north). The milking shed to the north of the granary is not identified in the list

description but is attached to it and therefore “part of” the listed building as defined by

S1(5) of the Planning (Listed Buildings & Conservation Areas) Act 1990. It is evident

that this building is of two or three phases, the southern end being the earliest and

predating the 18th century granary which incorporates its southern gable wall. All parts

of the range including the horse engine house are in situ by the 1853/6 OS map. The

buildings are of high quality vernacular design and construction, having a number of

distinctive or unusual features and surviving fixtures of architectural and historic interest.

These include a curved truss roof structure, large number of irregular vents and a bird

hole to the granary; a series of roof trusses of varying design including a superbly

curved tie beam in the earliest part of the building, scissor and collared trusses in the

milking shed; and an unusually genteel design to the gable of the horse engine house

which incorporates a blind oculus window. Throughout the range, areas of historic
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flooring survive, examples of historic wrought ironmongery and characteristic joinery

fixtures.

 

The proposed scheme of conversion is broadly sensitive in terms of making use of the

existing spatial arrangement and openings. However, it fails to note any reference to the

sensitive historic fabric within the buildings the conservation of which will be essential if

the proposals are to preserve the character of the listed buildings as ones of special

architectural and historic interest. It would also retain the modern milking pump shed

which currently detracts from the character of the range by obscuring the elevations of

horse engine house and granary.

 

All parts of the building range will require a Level 3 historic building record prior to

determination to inform the assessment of the scheme as well as to provide a

permanent record prior to alteration. This may result in further amendments if the record

identifies elements of significance that are not currently recognised. I would request

amendments and further information in respect of the following:

 

1.    Detailed proposals for the roof structures to the four historic buildings included in

the scheme should be provided. The structural report does not claim to assess

the condition of the roof structures which are of high value to the significance of

the buildings. Each building has a different structure and proposals should make

provision for repairs to the existing timbers via traditional techniques,

strengthening, use of supplementary timbers or where appropriate selective

replacement. Comprehensive replacement will not be acceptable. Proposals for

the presentation of the timbers should be provided, i.e. to what extent they can

be retained exposed to view within the internal spaces. Generally, trusses and

purlins should remain exposed. There may be potential to add a secondary roof

structure over the existing in some of the buildings in order to accommodate the

required depth of insulation, particularly within the milking shed, although where

water tabling is present this may not be possible. .

2.    Cow shed: this building contains what appear to be 19th century carving pens

constructed in handmade bricks – could these be annotated for reuse, perhaps

in partitions or to the living room hearth indicated on plan?

3.    Granary: largely retains 18th c roof timbers including the remarkable curved truss

structure and purlins which must remain exposed. The stable door & stone

threshold to the horse engine house remain in good condition and should be

retained within the conversion. The stone columns/nibs should be retained

internally exposed to view, with insulation only to the thinner external walls.

Stone flags should be reused where possible. A detail for the glazing of the small

air vents should be provided.

4.    Horse engine house: queen post truss roof and machinery structure must be

retained – does this allow adequate head height? Flagstones should be reused

perhaps to the entrance area. Masonry wall faces should remain exposed where

possible, at least to the party wall with the granary. It would be beneficial to

retain the characteristic glass pantiles to the roof, albeit they will need to be

underdrawn internally with the roof build-up.

5.    The milking pump shed should be removed, this detracts from the group and

obscures parts of the listed buildings, and permission should not be granted for

conversion of a non-traditional structure.

6.    Milking shed: the interesting phased roof structure must be preserved and

exposed where possible.

7.    All glazed doors should be set to the inside of the reveals of the openings for

maximum depth, not to the central point indicated on the existing plans.
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8.    Rooflights: size and product details consisting of metal reproduction cast iron

fixtures should be annotated.

9.    Details of paint treatment should be annotated, generally adopting black/a dark

colour to modern glazed screens set in reveals and maintaining the traditional

red paint colour to historic windows and boarded doors.

10.  It is not clear from the plans what the proposed treatment for internal walls is.

Some walls appear to be lined, others not. Please clarify the proposed lining

design and treatment of unlined walls. Generally, where masonry walls will be

internal (spine walls, between front and rear cells) they should be pointed up and

left exposed to view to preserve internal character and patina.

 

NYM/2019/0688/FL Alterations to farmhouse, demolition of store, construction of

link extension and conversion of redundant buildings to form additional living

accommodation together with creation of domestic curtilage, parking and turning

area and landscaping works Centre Farmhouse and Range of 3 farmbuildings and

attached engine house to north-west of Centre Farmhouse (cart lodge to southern end

of range only)

 

No objection to the principle of the scheme including extension and conversion.

However, I consider that the demolition of the historic stores to the western end of the

farmhouse is unjustified and that the comprehensive conversion of all outbuildings on

the site would be excessive and result in inadequate facilities for a property of this size

for functions such as storage, workshop and garage accommodation. In order to provide

this and to preserve the character and setting of the historic and partially listed farm

grouping I would recommend that the buildings to the western end of the farmhouse are

retained unincorporated in the living accommodation. I would recommend that permitted

development rights in relation to external alterations to the building or the erection of

structures within its curtilage are withdrawn if permission is granted for conversion and

extension in order to protect the heritage interest of the historic buildings and the setting

of the listed farmstead. In relation to the detail of the conversion scheme please see

comments below on the accompanying LBC application.

 

NYM/2019/0689/LB Listed Building consent for alterations to farmhouse,

demolition of store, construction of link extension and conversion of redundant

buildings to form additional living accommodation together with landscaping

works Centre Farmhouse and Range of 3 farmbuildings and attached engine house to

north-west of Centre Farmhouse (cart lodge to southern end of range only)

 

Centre Farmhouse is likely to date from the 18th or early 19th century, and constitutes a

large central-entry vernacular farmhouse with characteristic internal floorplan with

principal rooms flanking the hallway and service rooms and a winder staircase to the

rear. To the eastern end is a later attached cart house with granary over, accessed by

an external stone staircase; to the western end a later byre and outhouses. The

buildings are well-preserved and would be considered both as non-designated heritage

assets and as contributing to the setting and heritage significance of the listed range to

the north. To the southern end of the northerly range a 3-bay cart lodge with 2 arched

openings is part of the listed building and included within this application as additional

domestic accommodation, proposed to be connected to the farmhouse by a new glazed

and timber clad link structure. The cart lodge dates form the early 19th century and is

consistent in quality with the rest of the listed range.

 

The proposed scheme of conversion is generally sensitive but lacks detail as outlined

above; and the scheme as a whole involves excessive demolition and conversion.
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All parts of the buildings will require a Level 3 historic building record prior to

determination to inform the assessment of the scheme as well as to provide a

permanent record prior to alteration. This may result in further amendments if the record

identifies elements of significance that are not currently recognised. I would request

amendments and further information with regards to the following:

 

1.    Proposals for the roof structure of the cart lodge should be provided as for the

rest of the listed range.

2.    All glazed doors in the conversions should be set to the inside of the reveals of

the openings for maximum depth, not to the central point indicated on the

existing plans.

3.    Details of paint treatment should be annotated, generally adopting black/a dark

colour to modern glazed screens set in reveals and maintaining the traditional

red paint colour to historic windows and boarded doors.

4.    It is not clear from the plans what the proposed treatment for internal walls within

the cart lodge is. Some walls appear to be lined, others not. Please clarify the

proposed lining design and treatment of unlined walls Generally, where masonry

walls will be internal (spine walls, between front and rear cells) they should be

pointed up and left exposed to view to preserve internal character and patina.

5.    The lean-to shed to the eastern elevation of the cart lodge is evident on the

1853/6 OS map and should be retained. It is not clear why the scheme proposes

to remove the roof, please clarify and retain unless justification is provided for

removal.

6.    The western end of the farmhouse is highly prominent in views from the village

street retains its historic agricultural appearance as the entrance to the farm. The

proposed scheme includes the conversion of the building attached to the gable

of the house and demolition of the stores attached to the north. This would be

regrettable as the alterations would result in an entirely domestic character to

this elevation. I would recommend retention of the stores to the western

elevation; and the retention of the western end outbuilding for garage/workshop

use in association with this substantial house and to maintain the utilitarian

character of this prominent gable end. Consider instead moving the kitchen/diner

into the “home office/ snug” which currently feels rather superfluous.

7.    Details of external alterations of the farmhouse should be provided including of

replacement windows and doors if proposed in order to ensure that the character

of the farmstead as a whole is preserved.

 

Currently, there is insufficient information in relation to all of the applications above to

establish the impact of the proposals on the significances of the listed buildings due to

lack of assessment and recording of the existing buildings; and absence of important

detail with regards to treatment of significant historic fabric and architectural features.

There are elements of the schemes which would harm the heritage significances of the

assets, including demolition and loss or ambiguity regarding historic fixtures. These

harms are not addressed within the application documents but appear to lack clear and

convincing justification.

 

I note that Highways recommend amendments to the accesses to the new dwellings

and would express concern about alteration of any of the existing gateways which have

long served as accessways for farm machinery. I would question why low-intensity

residential conversion as proposed would entail any additional road traffic hazard

beyond the historic situation, and would be concerned at proposals to change the

existing splays, gate widths or boundaries which are part of the rural character of the

village street and the setting of the buildings. Any such alterations that are considered
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necessary should be designed and subject to further consideration.

 

I would request that the points above are addressed and revised proposals submitted.

Please re-consult building conservation in due course. Prior to the production of a

historic buildings record a WSI should be submitted for written approval.

 

Regards,

 

Edward Freedman

Building Conservation Officer.
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Application for removal of modern agricultural building at the rear,
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The Local Highway Authority recommends that the following Conditions are attached to any
permission granted:

HC-06 DISCHARGE OF SURFACE WATER
There shall be no access or egress by any vehicles between the highway and the application site
until full details of any measures required to prevent surface water from non-highway areas
discharging on to the existing or proposed highway together with a programme for their
implementation have been submitted to and approved in writing by the Local Planning Authority in
consultation with the Highway Authority.  The works shall be implemented in accordance with the
approved details and programme.

REASON
In accordance with policy # and in the interests of highway safety

HC-10 VISIBILITY SPLAYS
There shall be no access or egress by any vehicles between the highway and the application site
(except for the purposes of constructing the initial site access) until splays are provided giving



LOCAL HIGHWAY AUTHORITY
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Continuation sheet:

Application No: NYM/2019/0684/FL

clear visibility of 43m measured along both channel lines of the main road from a point measured
2.4m down the centre line of the access road.  The eye height will be 1.05m and the object height
shall be 0.6m. Once created, these visibility areas shall be maintained clear of any obstruction and
retained for their intended purpose at all times.

REASON
In accordance with policy number and in the interests of road safety. 

INFORMATIVE
An explanation of the terms used above is available from the Highway Authority.

HC-14a DETAILS OF ACCESS, TURNING AND PARKING
Unless otherwise approved in writing by the Local Planning Authority, there shall be no excavation
or other groundworks, except for investigative works, or the depositing of material on the site in
connection with the construction of the access road or building(s) or other works hereby permitted
until full details of the following have been submitted to and approved in writing by the Local
Planning Authority in consultation with the Highway Authority:

a. improvements to the surface of the access

HI-14  INFORMATIVE
The proposals shall cater for all types of vehicles that will use the site.  The parking standards are
set out in the North Yorkshire County Council publication ‘Transport Issues and Development - A
Guide’ available at www.northyorks.gov.uk

REASON
In accordance with policy # and to ensure appropriate on-site facilities in the interests of highway
safety and the general amenity of the development.

HC-14b PROVISION OF APPROVED ACCESS. T
No part of the development shall be brought into use until the approved vehicle access, approved
under condition number #:  are available for use unless otherwise approved in writing by the Local
Planning Authority.

Once created these areas shall be maintained clear of any obstruction and retained for their
intended purpose at all times

REASON
In accordance with policy # and to provide for appropriate on-site vehicle facilities in the interests
of highway safety and the general amenity of the development

HC-16 PARKING FOR DWELLINGS
No dwelling shall be occupied until the related parking facilities have been constructed in
accordance with the approved drawing no. CAJO 2019.02 drawing no: 101  Once created these
parking areas shall be maintained clear of any obstruction and retained for their intended purpose
at all times.

REASON
In accordance with policy # and to provide for adequate and satisfactory provision of off-street
accommodation for vehicles in the interest of safety and the general amenity of the development.
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HC-18a PRECAUTIONS TO PREVENT MUD ON THE HIGHWAY

There shall be no access or egress by any vehicles between the highway and the application site
until details of the precautions to be taken to prevent the deposit of mud, grit and dirt on public
highways by vehicles travelling to and from the site have been submitted to and approved in
writing by the Local Planning Authority in consultation with the Highway Authority.  These facilities
shall include the provision of wheel washing facilities where considered necessary by the Local
Planning Authority in consultation with the Highway Authority.  These precautions shall be made
available before any excavation or depositing of material in connection with the construction
commences on the site and be kept available and in full working order and used until such time as
the Local Planning Authority in consultation with the Highway Authority agrees in writing to their
withdrawal

REASON

In accordance with policy # and to ensure that no mud or other debris is deposited on the
carriageway in the interests of highway safety.

HC-24  ONSITE PARKING, ON-SITE STORAGE AND CONSTRUCTION TRAFFIC DURING
DEVELOPMENT

Unless approved otherwise in writing by the Local Planning Authority there shall be no
establishment of a site compound, site clearance, demolition, excavation or depositing of material
in connection with the construction on the site until proposals have been submitted to and
approved in writing by the Local Planning Authority for the provision of:

a. on-site parking capable of accommodating all staff and sub-contractors vehicles clear of the
public highway

b. on-site materials storage area capable of accommodating all materials required for the
operation of the site.

c. The approved areas shall be kept available for their intended use at all times that
construction works are in operation.

REASON

In accordance with policy # and to provide for appropriate on-site vehicle parking and storage
facilities, in the interests of highway safety and the general amenity of the area.

Signed: Issued by:

Tony Lewis

Thirsk Highways Office
Thirsk Industrial Estate
York Road
Thirsk
North Yorkshire
YO7 3BX

For Corporate Director for Business and Environmental Services e-mail:
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