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Planning Statement

Property: Prospect House Farm, Suffield, Scarborough, YO13 OBH

Proposal: Conversion and Change of Use of Agricultural
Outbuildings into Holiday Letting Accommodation

Background

Prospect House Farm comprises a farmhouse understood to date from 1817 accompanied by a range
of traditional stone-built outbuildings all set in approximately 132 acres of agricultural land. The
farmhouse and outbuildings within the curtilage of the farmhouse are Grade |l listed. The property is
located one mile west of Scalby located on the NW fringe of Scarborough. The property lies just within
the boundaries of the North York Moors National Park.

The Applicants/owners are generational dairy farmers who have farmed in the immediate locality for
the past 25 years and who wish to continue to do so for future generations. As is already widely known,
current market circumstances within agriculture are adding pressure to farmers to seek diversification
to keep the core farming enterprise financially viable by assisting in stabilising income.

Having already received your Authority’s broadly positive response to their previous pre-application
enquiry - ref: NYM/2022/ENQ/19230, the Applicants are now submitting a formal application for full
planning permission for the conversion and change of use of the outbuildings from agricultural to holiday
letting accommodation.

Proposed Development:

o Demolition of the immediately adjacent relatively modern agricultural buildings to the east and
west of the subject group of stone-built outbuildings.

¢ Repair and restoration of the traditional stone outbuildings themselves including the repair
and/or replacement (only where absolutely necessary) of the existing roof structures.

¢ Internal works to form three 1 bedroom holiday letting units within the existing external envelope
of the outbuildings utilising existing openings where viable.

¢ Installation of services taken from the main farm infrastructure (water and electric).

e Installation of a packaged sewage treatment plant.

e Associated groundworks and landscaping including the utilisation of adjacent existing
hardstanding for car parking.

As shown on the submitted application drawings, the overall design is simple, traditional and
sympathetic to the listed status of both the buildings themselves and the immediately neighbouring
farmhouse, only seeking to improve the overall character of the property as a whole.

Heritage Impact

The buildings are located circa 12m at their closest point to the main dwelling house and would have
formerly accommodated agricultural activities including a mistle, cart shed, grain and hay store as well
as other livestock related functions.

Having been unsuitable for accommodating modern agricultural needs and requirements during recent
decades, the outbuildings have regrettably now fallen into a poor state of repair. Moreover, those
‘repairs’ that have been undertaken during recent decades have been unsympathetic and carried out
to a poor standard.

As such, the outbuildings now require full restoration to ensure their survival for generations to come.
Such an expensive undertaking can only be justified by putting the outbuildings to a financially viable
alternative economic use as per this proposal.
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All stonework would be carefully restored using traditional lime mortar. Replacement roof coverings
would be in slate to the west and middle sections (believed to be contemporaneous with the slate roofed
farmhouse) and in traditional red clay pantiles to the east flank which is a later addition. Groundworks
and landscaping would be kept to an absolute minimum.

Structural Survey

A survey has recently been undertaken by a qualified structural engineer with his report comprising part
of the application documents.

Building Identification
The buildings are distinctly divided into three sections and shall be known as:

e Unit 1, the western section, believed to be early 19C, with tooled herringbone stonework.
e Unit 2, the middle section, believed to be early 19C, with tooled herringbone stonework.
e Unit 3, the eastern section, believed to be mid to late 19C with a rougher tooled stonework.

Differentiated by the type of stonework, and some early map history collected by the owners.
Landscaping

Removal of the immediately adjoining modern agricultural building to the east would leave a significant
area of concrete hardstanding. It is proposed to remove most of this concrete hardstanding and buttress
the lower part of the eastern end of the stone built outbuildings with earth contained within drystone wall
style retaining walls.

The inner courtyard flanked on three sides by the outbuildings is currently concreted, but this has broken
up over the years and no longer remains a sound surface. It is accordingly proposed to remove this and
resurface with driveway gravel to provide parking areas for guests.

Additional Openings

Only one additional opening is proposed as part of this application — this being on elevation “A” of Unit
3 with the principal purpose being to create an additional means of escape.

Access (Vehicles, pedestrians & car parking)
Access to the units would be down the existing driveway.

Alterations to the driveway entrance onto Suffield Hill have already been consented in the Applicants’
previous application NYM/2022/0338 to improve visibility looking up the hill to the right so as to provide
drivers of vehicles exiting left with a clear view of the road in both directions. Pertinent information in
this regard would comprise part of the welcoming pack for guests which along with clear signage at the
driveway entrance itself would provide guests with specific instructions on how to enter and exit the
property in a safe manner. Additional passing spaces have already been created along the driveway in
connection with the aforementioned consent NYM/2022/0338.

Once the existing relatively modern outbuilding to the western end of the original outbuildings has been
demolished, the concrete pad remaining would be utilised to provide 3 parking spaces i.e., 1 parking
space for each of the 3 proposed 1 bedroom holiday letting units. Any additional parking required would
be accommodated in the courtyard area flanked by the outbuildings.

Pedestrian access to and from the proposed holiday letting units would be through the main farmyard
as existing.

Amenity Space

The usage of the site to guests would be limited to the immediate area around the holiday
accommodation although access through the farmstead would be given to allow guests to utilise the
footpaths that run nearby as well as to enjoy the heritage appeal of the farmhouse and outbuildings.
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Small outdoor spaces would be provided as shown on the drawings to enable guests to enjoy outdoor
seating and cooking.

Services

Water and electric would be taken from the existing farm infrastructure and trenched below ground to
suitable locations.

A packaged sewage treatment plant would be installed for foul water drainage. The Applicants propose
a Rewatec Solido Smart 10PE which is a PIA certified design that adheres to the Environment Agency
and Natural England regulations (EN12566-3). The discharge from the plant would be into a soakaway
in accordance with the appropriate regulations.

Outdoor Lighting

Outdoor lighting would be kept to an absolute minimum: the host property is very secluded, and this
application notwithstanding, the Applicants are anxious in so far as they reasonably can to preserve
that sense of privacy. Minimal background lighting would be provided for safety, including low-level
lighting of the car park, pathways, and entrances to the units. All such lighting would be controlled on
timers, photocells, and infrared detectors to limit usage.

Management, Cleaning & Maintenance

Cleaning and maintenance of the units and associated areas would be undertaken by the Applicants.
Cleaning would be done as necessary on changeover days, and equipment and products would be
stored at the Applicants’ own house. As and when necessary, help would be provided by other family
members and/or ad hoc cleaners. It is envisaged that the amount of work cleaning along with grounds
maintenance would eventually create one or more additional part time jobs on the farm.

Refuse collection points would be located as appropriate with a refuse management system put in place
with a local waste management company.

Photos for reference

Elevations A & D with courtyard area flanked by outbuildings
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Elevations A & E again with courtyard area flanked by outbuildings

Elevations B & F with modern outbuilding in foreground (to be demolished leaving 3 car spaces for
holiday guests)
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Elevation B showing stone outbuildings centrally flanked by relatively modern concrete block walled
buildings to west and east that it is proposed are demolished
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As a result, there could be additional items which have not yet
been identified but may be later found to require attention /
replacement or repair.

Obviously, these unknown items could affect the cost of the
remedial /improvement works and elongate the programme of
works.

Colin Fenby, CEng , FICE, MIStructE ..... 24" February 2023

Colin Fenby Design & Consultancy Services

6, Meadowlands Close,
Easington,

Saltburn,

TSAZAPE (fainiestiaisivivemasd
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