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1.0 General 
 

1.1 The Statement 
 

This statement is submitted to accompany an application to North York Moors 
National Park Authority, for the conversion of an existing redundant barn into two 
self-contained Holiday Cottages. 
 
Details of the proposals are shown on drawings: - 
 

• D11893-01 Location & Block Plan 

• D11893-02 Existing Plans and Elevations 

• D11893-03 Proposed Plans and Elevations 
 

Other documents provided with this application are: - 
 

• Bat Scoping Survey, by Wold Ecology 

• Structural Report of the Building, by Richard Birdsall I.C.E 

• Heritage Statement  

• Design & Access Statement 
 

1.2 Property & Background 
 

The building sits within a former range of buildings once creating a ‘Farmstead.’  This 
range of buildings now houses a variety of uses, including retail, residential and 
business.  Other farm buildings are situated immediately to the east. 
 
The range is of traditional construction, with walling formed out of a local coursed 
stone.  The roof is a timber construction, with timber trusses supporting purlins and 
rafters.  The roof is finished externally with clay tiles.  It also incorporates a series of  
4 No. rooflights to the west elevation roof. 
 
Only two elevations of the building are visible, these are the front (east) and side 
(south elevations). 
 
The rear (west) elevation has both a traditional stone and tiled building abutting it, 
along with a large modern sheeted building, which appears to fill the former farm 
yard. 
 
The side (north) elevation continues as a traditional range.  This is the subject of 
recent Planning approvals. 
 
To the east is a ‘Pole Barn,’ with sheeted roof and part clad side. 
 
The large opening to the east is partly covered by this Pole Barn. 
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The building is also ‘Listed’.  Its Heritage relevance, asset description, etc. are covered 
in the Heritage Statement. 
 
Parking areas and storage are located on the east elevation. 
 
Internally the building is open to the underside of the roof.  The floor is a modern 
concrete finish.  There are 4 No. rooflights in the rear roof slope. 
 

 
 

Photograph 1 
East Elevation inc. Pole Barn 
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Photograph 2 
South gable elevation 
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2.0 Proposals 
 
2.1 Design and Proposals 
 

As mentioned in section 1.0, the scheme involves conversion of this building to form 
two holiday cottages. 
 
A dividing wall will split the entrance into 2 sections.  This wall will ‘dog legged’ to 
improve the space available for Cottage B. 
 
The only other internal walling will be used to create a storage cupboard and shower 
room in each cottage. 
 
A staircase will provide access to open mezzanine bedrooms, one per property. 
 
The ground floors will accommodate living, dining and kitchen areas, along with a 
shower room and cupboard.  The mezzanine will provide sleeping areas. 
 
This form of design allows the full height and proportions of the existing building to 
be visualized. 
 
The large entrance opening is to be fully glazed.  It’s 3.3m height creates a large area 
for natural light and ventilation. 
 
This is complimented by the 4 existing rooflights and the proposed 2 new rooflights 
in the east elevation.  It is also proposed to reinstate a former opening at high level in 
the gable and create 2 small windows at ground floor in the same gable. 
 
These new openings will be small and have no glazing bars to give a simple rural 
appearance. 
 
For compliance with Building Regulations, the first-floor gable window in Cottage A 
and a rooflight in Cottage B, will provide adequate means of escape.  This will be 
complimented by the required fire detection and alarm system. 
 
Externally the Pole Barn will be refurbished to provide external covered amenity 
space for both cottages. 

 
A parking space is also being created for each cottage.  As can be seen from the 
photographs, this area is already used for such things. 
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2.2 Requirement 
 

As with most rural former farmsteads, diversification is a requirement to create 
income. 

 
Tourism is a major part of the sustainability of the National Park as a whole and the 
reuse of existing buildings is an ideal use for buildings which, due to their age, do not 
often provide suitable spaces for modern commercial uses. 
 
Our clients have continued forward planning for their property to ensure its survival 
and create facilities which benefit the area in general. 
 
They run a farm supplies store, which serves the areas more traditional industry from 
the same site.  This should be recognised as a major asset for the Authority because 
as previously mentioned, utilising traditional farmsteads is difficult.  The large steel 
framed, profiled sheeted building serves the Farm Stores spatial requirements.  This 
leaves the rural traditional buildings ideal for conversion. 
 
The two Holiday Cottages will compliment the existing activity on the site and 
provide the required commercial input.  
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3.0 Context/Policies 
 
3.1 Context & Policies 
 

• Strategic Policy J Tourism & Recreation 

• Policy UE1  Location 

• Policy UE4  New Holiday Accommodation within Residential Curtilages 

• Policy CO12  Conversion of Existing Buildings in open Countryside 

• Strategic Policy I (See Heritage Statement) 

• Policy ENV 11  (See Heritage Statement) 
 

These policies all seek to protect the special qualities of the National Park, by 
allowing development like this proposal but within a framework. 

 
The provision of the Cottages will not lead to harm of the local landscape.  The 
conversions will be kept within the shell of the existing building.  Also, the covered 
area within the Pole Barn will provide visual barriers for outside storage such as 
bikes, etc. 
 
The cottages are to be located on a site which will continue to be dominated by other 
existing traditional uses, agriculture, farm store and dwellings. 
 
It is set within an area of substantial space so that there will not be harm to the 
neighbourhood.  
 
Policy UE1 supports the development of tourism spaces such as the cottages where it 
involves the conversion of an existing building.  
 
As the property is within the curtilage of our clients other buildings, UE4 should also 
be considered.  Again, it recommends the use of existing buildings which are of 
architectural or historical interest, which in the case of the subject building, is 
correct. 
 
Should the existing building be classed as sited in open countryside, then Policy CO12 
becomes relevant. 
 
This supports such development provided change is kept to a reasonable level 
without extension and that the building is structurally sound. 
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4.0 Access 
 
4.1 External 
 

External access is via the country lanes running through Suffield.  Once on the site 
the access which already exists is good, with clear visibility and a wide entrance. 

 
Parking is provided immediately adjacent to the Cottages. 

 
4.2 Internal 
 

The cottages have good level access from the parking areas and internally the open 
plan space creates a very accessible environment.  This is compliant with Building 
Regulations Part M. 
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1.0 General Introduction 
 

This statement is submitted to accompany an application to North York Moors 
National Park Authority, for the conversion of an existing redundant barn into two 
self-contained Holiday Cottages. 
 
Details of the proposals are shown on drawings: - 
 

• D11893-01 Location & Block Plan 

• D11893-02 Existing Plans and Elevations 

• D11893-03 Proposed Plans and Elevations 
 

Other documents provided with this application are: - 
 

• Bat Scoping Survey, by Wold Ecology 

• Structural Report of the Building, by Richard Birdsall I.C.E 

• Heritage Statement  

• Design & Access Statement 
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2.0 Property & Background 
 

Northfield Farmhouse which is the pre-eminent building on the site and situated to 
the north east of the subject barns, is a Listed Building.  Its List Entry is 1172831.   
 
The subject building is, we believe, to be treated as a curtilage building to Northfield 
Farmhouse. 
 
Whilst there is a description of the Farmhouse, it is noted there is no description of 
the subject building or other curtilage buildings. 

 
The building sits within a former range of buildings once creating a ‘Farmstead.’  This 
range of buildings now houses a variety of uses, including retail, residential and 
business.  Other farm buildings are situated immediately to the east. 
 
The range is of traditional construction, with walling formed out of a local coursed 
stone.  The roof is a timber construction, with timber trusses supporting purlins and 
rafters.  The roof is finished externally with clay tiles.  It also incorporates a series of  
4 No. rooflights to the west elevation roof. 
 
Only two elevations of the building are visible, these are the front (east) and side 
(south elevations). 
 
The rear (west) elevation has both a traditional stone and tiled building abutting it, 
along with a large modern sheeted building, which appears to fill the former farm 
yard. 
 
The side (north) elevation continues as a traditional range.  This is the subject of 
recent Planning approvals. 
 
To the east is a ‘Pole Barn,’ with sheeted roof and part clad side. 
 
The large opening to the east is partly covered by this Pole Barn. 

 
Parking areas and storage are located on the east elevation. 
 
Internally the building is open to the underside of the roof.  The floor is a modern 
concrete finish.  There are 4 No. rooflights in the rear roof slope. 
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Photograph 1 
East Elevation inc. Pole Barn 
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Photograph 2 
Existing Roof Truss 
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3.0 Proposals, Impact & Mitigation 
 

As mentioned in section 1.0, the scheme involves conversion of this building to form 
two holiday cottages. 
 
A dividing wall will split the entrance into 2 sections.  This wall will ‘dog legged’ to 
improve the space available for Cottage B. 
 
The only other internal walling will be used to create a storage cupboard and shower 
room in each cottage. 
 
A staircase will provide access to open mezzanine bedrooms, one per property. 
 
The ground floors will accommodate living, dining and kitchen areas, along with a 
shower room and cupboard.  The mezzanine will provide sleeping areas. 
 
This form of design allows the full height and proportions of the existing building to 
be visualized. 
 
The large entrance opening is to be fully glazed.  It’s 3.3m height creates a large area 
for natural light and ventilation. 
 
This is complimented by the 4 existing rooflights and the proposed 2 new rooflights 
in the east elevation.  It is also proposed to reinstate a former opening at high level in 
the gable and create 2 small windows at ground floor in the same gable. 
 
These new openings will be small and have no glazing bars to give a simple rural 
appearance. 
 
For compliance with Building Regulations, the first-floor gable window in Cottage A 
and a rooflight in Cottage B, will provide adequate means of escape.  This will be 
complimented by the required fire detection and alarm system. 
 
To conserve the structural integrity of the building, an internal block skin will be 
constructed which the existing stone walls can be tied back to.  This allows the 
variation in horizontal and vertical alignment to be retained without any rebuilding. 
 
The floor is relatively new concrete construction.  It is intended to retain this and 
provide an insulated floating floor on top.  The insulation would be provided by 
Hemp blocks, by ‘Isohemp’ or similar, laid over the existing concrete and finished by 
either a limecrete screed or a ‘floating’ layer of timber.  
 
The roof is to be re-laid.  Existing tiles are to be removed and rotten timber also 
stripped out.  Repair and replace timber before laying a breathable roofing felt with 
battens and clay handmade tiles. 
 
The roof is be underdrawn with Steico Flex Woodfibre insulation and plasterboard. 
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The main roof purlins and roof trusses are to be left exposed where appropriate. 
 
Truss ‘T1’ will form the edge of the mezzanine and will remain fully visible and 
unaltered. 
 
Truss ‘T2’ will remain unaltered and be partly visible and part within the separating 
wall. 
 
Truss ‘T3’ will be fully visible.  Some alteration will be required to the bottom cord to 
allow passage in the sleeping area. 
 
In respect of the south gable wall, a first-floor window is to be inserted within a 
previous opening. 
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Photograph 3 
South gable with outline of previous opening visible 
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Two further openings are proposed in this gable to the ground floor.  They 
traditionally sized at 1m square and plain in appearance.  They have been positioned 
to give symmetry to the gable. 
 
Two new conservation style rooflights, with black frames are to be positioned in the 
north roof slope.  They will be visually obscured by the Pole Barn roof. 

 
Externally the Pole Barn will be refurbished to provide external covered amenity 
space for both cottages. 

 
A parking space is also being created for each cottage.  As can be seen from the 
photographs, this area is already used for such things. 
 
The walls of the building are, where required, to be repaired using the existing stone.  
They are then to be fully repointed using a lime-based mortar. 
 
All windows and door frames are to be timber and painted with a heritage colour. 
 
The Pole Barn fencing is to be vertical board up to 2m high.  The board is to be sawn 
finished with no added colour just preservative. 
 
Parking bays are to be topped with gravel. 
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4.0 Policies & Influence 
 

In respect of this Heritage Statement, it is anticipated that the following policies will 
be used when considering the application: - 
 

• Strategic Policy I The Historic Environment 

• Policy ENV11  Historic Settlements and Built Heritage 
 

Listed Buildings and therefore those within the curtilage are specifically mentioned 
within the above polices. 
 
The buildings are, by virtue of their heritage, assets to the area and add to the 
amenity of that area. 
 
Developments are to be carried out to ensure the impact of the ‘asset’ is not eroded.  
This is set out in more detail within section 4.0. 
 
The proposals seek to comply with this requirement.  It is also considered relevant 
that the subject buildings are fronting away from Northfield Farmhouse.  The inner, 
west and south elevations view towards the farmhouse but are separated by the 
steel frame building. 
 
We consider that the proposals will conserve the buildings by stimulating financial 
investment, which will be ongoing as the cottages themselves become an asset for 
the sustainability of the site itself. 
 
Section 4.0 sets out mitigation proposed in both the design and the construction 
methods proposed. 



 

 

Inspection of a Barn  
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1.0 Introduction 
 
1.1 We confirm that we made an inspection of a barn at Northfield Farm, Suffield,  
  YO13 0BJ, on 11th January 2021. 
 
1.2 The inspection and report is confined to matters directly relating to structural 

stability. 
 
1.3 The external walls consist of sandstone, approximately 400mm thick. 
 
 
2.0 Observations 
 
2.1 The east facing elevation can be seen in photograph 1.  The wall is in reasonable 

condition except for some isolated areas with lack of mortar, see photograph 2.  
Some render has been applied over the lower part of the wall, see photograph 3.  
There is a timber lintel over the doorway, see photograph 4. 

 
2.2 The south facing gable wall can be seen in photograph 5.  The wall is in reasonable 

condition except for some slight cracking near the northern corner, see  
photograph 6. 

 
2.3 Part of the west facing wall can be seen in photograph 7.  A diagonal and vertical 

crack can be seen in photograph 8. 
 
2.4 The main part of the west facing wall can be seen in photograph 9.  The wall is in 

reasonable condition except for an area at the south end, which will need to be filled 
with masonry, see photograph 10. 

 
2.5 The external face of the roof is in reasonable condition, see photographs 1 and 7. 
 
2.6 The internal roof support consists of timber rafters, timber purlins and 3 no. timber 

roof trusses, see photograph 11. 
 
2.7 The internal face of the walls are in reasonable condition except for some cracking in 

the south-east corner, see photograph 12.  Also, there is an area on the south gable 
which will need to be re-constructed, see photograph 13. 

 
2.8 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 defect. 

 



Page 3 
R11893 - Barn at Northfield Farm, Suffield                                               14th January 2021 

 

 
3.0 Conclusions and Recommendations 
 
3.1 We are satisfied that the barn can be safely converted into residential use subject to 

the following: 
 
3.2 A new blockwork internal leaf should be constructed on a reinforced concrete floor 

slab.  The blockwork should support roof loads and first floor loads. 
 
3.3 Timber lintels should be replaced with hidden steel lintels. 
 
3.4 The external walling should be re-pointed and all areas of cracking carefully repaired. 
 
3.5 The panel of missing masonry on the west wall should be constructed on a new 

concrete foundation. 
 
3.6 The missing masonry on the internal face of the south wall should be carefully 

reconstructed. 
 
3.7 We understand that the roof tiles are to be removed and then re-laid.  Once the tiles 

are removed, the existing timbers should be overhauled and providing they comply 
with Building Regulation, they could be re-used. 

 
3.8 All aspects of the conversion should comply with current Building Regulation. 
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4.0 Photographs 
 

 
 

Photograph 1 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 2 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 3 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 4 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 5 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 6 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 7 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 8 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 9 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 10 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 11 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 12 
Northfield Farm, Suffield, YO13 0BJ 
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Photograph 13 
Northfield Farm, Suffield, YO13 0BJ 
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