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North York Moors National Park Authority

NYMNPA The O Vicarage

Helmsley

NYM}A %3@09/ 0 8 1 / F vosz‘;?sr;
_\ 1'!|ephone:" 01439 770657

m ’ 38 | Email: dc@northyorkmoors-npa.gov.uk

Website: www.moors.uk.net
P
Application for listed building consent for alterations, extension or demolition of a listed building.
Planning {Listed Buildings and Conservation Areas Act) 1990

Publication of planning applications on council websites

Please note that with the exception of applicant contact detalls and Certificates of Ownership, the information provided on this
application form and in supporting documents may be published on the council's website.

If you have provided any other information as part of your application which falls within the definition of personal data under the
Data Protection Act which you do not wish to be published on the council's website, please contact the council's planning
department.

Please complete using block capitals and black ink.
1t Is important that you read the accompanying guidance notes as incorrect completion will delay the processing of your application.

1. Applicant Name and Address 2. Agent Name and Address

Title: MI2EMES] First name:| MIKE, Title: M First name:| (WL < .
Lastname:{ Fh2 D Last name: | [ZEN]T

(optional: Company WS €. DBST. MAAAT
Unit: number: St vt | A | Romber s
hame | MOWTHORPE, TA2M home [HoWE fnemd

Address 1: Address 1: | ML (AE

Address 2: Address 2:

Address 3: Address 3:

Town: | HAOUSERS, BACPSLOITH Town: | Sfuuneton) , EBOK
couny: [1SDMTH TDRESHLE couy: | DoeH (BOPTES
Country: U.K, Country: | Jé_

| Posteode o7 516 || Posteode: okl 15¢C. )

3. Description of Proposed Works

Please describe the proposals to alter, extend or demoiish the listed building{s):

Wiopseo beeyr Rt Eefaisiony ON CRELE Sib OF SSTING
b1

$Date: 2007/05/11 09:53:51 ;m 1168




3. Description of Proposed Works (continued}

Has the work already
started without consent?

if Yes, please state when the
work was started (DD/MM/YYYY).

{date must be pre-application submission)

Has the work been
completed without consent?

if Yes, please state the date when the
work was completed (DD/MM/YYYY):

{date must be pre-application submission)

.

D Yes

D Yes

B/No

o

4. Site Address Details
Please provide the full postal address of the application site.

Unit gg:ﬁ:?er: :lu‘#)s(?
vase (0006 LA

adareSW 7 Z003 S p 581 7 F {
Address 2:

Address 3:

comy. [ONTH DOULSEE

fontiona: | SD\2_5TB

Description of location or a grid reference.
(must be completed if postcode is not known):

Easting: | Northing:
Description: T NANPA
Z ti AUG 2008

\.

5. Related Proposals

proposals or demolitions for the site?

reference number(s), if known:

Are there any current applications, previous

|:| Yes

[ANo

If Yes please describe and include the planning application

Description

Reference
number

6. Pre-application Advice
Has assistance or prior advice been sought from the local
authority about this application? B/Yes []No

if Yes, please complete the foliowing information about the advice
you were given. (This will help the authority to deal with this
application more efficiently).

Please tick if the full contact details are not

known, and then complete as much as possible: m/

Officer name:

Reference:

Date (DD/MM/YYYY):
{must be pre-application submission)

Details of pre-application advice received?

.

o

\

Have you consulted your neighbours or
the local community about the proposal?

if Yes please provide details:

D Yes

IZ/NO

7. Neighbour and Community Consultation

8. Council Employee / Member
Is the applicant or agent related to

any member of staff or elected
member of the council?

if Yes, please provide details:

$Date; 2007/05/11 09:53:51 § SRevision; 1.16 %




9. Materials

Fleqse provide a description of existing and proposed materials and finishes to be used in the building (demoition exciuded):

Existing . Proposed % E Don't
{where applicable) N YM / 2 0 0 g / 0 5 8 1 /E L ) Know
SANID SToE SAADSIORE
External walls 0310
% W STTLES CAA DANS .
Roof covering P \j P ﬂCéES‘ D D
Chimney NYM N PA E/ D
£6-AUG-2069—
Windows [E/ []
External doors P fbMYS& — Pﬁ U;EO - D D
caiings DAURIER Rde, D4 M P Arrse Bpdep 2 S¥IM 1
Internal walls E/ ]
Floors 77660 T’w il D
internal doors B/ ]
Rainwater goods thf']'_ M =2 M HEEE
e ¥| 0
@ | O
Lighting B/ ]
?at;‘: ::lsescription) ‘E/ D

Are you supplying additional information on submitted drawings or plans? E’Yes D No
If Yes, please state plan(s)/drawing(s) references:

Beron 1o H147 )1 Bz FOrgBED 2 Pins 4 EGA TS ERLSTIAC,
/3 Mé%ﬁr&s o w%u 4 Ared " SfuTBeGS T, JOPIRLnE
PG EATSHBTT. B IATION PLoss

$Date: 2007/05/11 09:53:51 § SRevislon: 1.16 §




10. Demolition

Does the proposal include the partial or
D Yes IZNO

total-demolition of a listed building?
if Yes, which of the foliowing does the proposal involve?
a) Total demolition of the listed building: [ JYes [ ] No
b) Demolition of a building within
D Yes D No
|:| No

the curtilage of the listed building:
¢) Demofition of a part of the listed building: [ | Yes
if the answer to ¢} is Yes:

i) What is the total volume of the
listed building?{cubic metres)

ii) What is the volume of the part
to be demolished?{cubic metres)

iii) What was the (approximate) date of the
erection of the part to be removed? (MM/YYYY)
} (date must be pre-application submission)

Piease provide a brief description of the building or part of the
building you are propasing to demolish:

Wh';_fl is it necessary to demolish or extend {as applicable) ali or part
of the building(s) and or structure(s)?

Brtansion tofzom B KoM

11. Listed Building Alterations

Do the proposed works include alterations
to a listed building?

iN&EMo el DdBsed w Prkﬁnc

{you must answer each of the questions)

|:| Yes E’ﬁo

/ FL

D Yes
|:| Yes

a) Works to the interior of the building?

|___|No
DNO

b) Works to the exterior of the building?
) Works to any structure or object fixed
to the property (or buildings within
its curtilage internally or externally?

[]Yes |:| No
L__| Yes [___| No

If the answer to any of these questions is Yes, please provide
plans, drawings, photographs sufficient to identify the location,
extent and character of the items to be removed, and the
proposal for their replacement, including any new means of
structural support and state references for the plan(s)/drawing(s):

d) Stripping out of any internal wall, ceiling
or floor finishes {e.q. plaster, floorboards)?

NYMNPA
¢ # AUG 2009

\. J

\,

12. Listed Building Grading

Please state the grading (if known) of the building in the list of
Buildings of Special Architectural or Historic interest? (Note: only
one box must be ticked)

Grade| D
Grade 1l Ea/

Grade I* |:|

Ecclesiastical Grade li D
Ecclesiastical Grade |I* |:|

Don't know ]:]

Ecclesiastical Grade | [:]

13. Immunity From Listing

Has a Certificate of Immunity from Listing been sought in respect of

this building?
AN

Y
[]ves °

If Yes, please provide the result of the application:

|:| Don't know

5Dt 2007/05/11 09:52:51 § $Revision: 1.16 3




14, Certificates (continued)

CERTIFICATE OF OWNERSHIP - CERTIFICATED
Certificate under Regulation 6 of the Planning (Listed Buildingwﬁ&m ation Areas) Regulations 1990
1 certify/ The applicant certifies that: / ? 09 / ] 5 81 / F f
= Certificate A cannot be issued for this application '-
»  All reasonable steps have been taken to find out the names and addresses of everyone else who, on the day 21 days before the date of
this application, was the owner (owner is a person with a freehold interest or leasehold interest with at least 7 years left to run) of any part of
the land to which this application refates, but | have/ the applicant has been unable to do so.

The steps taken were:

NYMNPA
Z b AUG 2009
Notice of the application has been published in the following newspaper | ©On the followin ch must not be earlier
(circulating in the area where the land is situated): than 21 days before the date of the application).
Signed - Applicant: Or signed - Agent: Date DD/MM/YYYY):
\, y

15. Planning Application Requirements - Checklist

Please read the following checklist to make sure you have sent all the information in support of your proposal. Failure to submit all
information required will result in your application being deemed invalid. it will not be considered valid until all information required by
the Local Planning Authority has been submitted.

3 copies of a completed and dated application form: m’ 3 copies of of other plans and drawings or information
necessary to describe the subject of the application:

3 copies of a plan which identifies the land to which
the application relates drawn to an identified 3 copies of of the completed, dated
scale and showing the direction of North: [zr Ownership Certificate {A, B, C, or D - as applicable): E]/

\., w

16. Declaration
I/we hereby apply for planning permission/consent as described in this form and the accompanying plans/drawings and additional

information.
Signed - Applicant; Or signed - Date (DD/MM/YYYY):
{date cannot be
\ 25 ] 08 / m pre-application)
w

17. Applicant Contact Details 18. Agent Contact Details

Telephone numbers Telephone numbers
Extension Extension
Country code:  National number: number: Country code:  National number: number:
Country code:  Mobile number {optional): Country code:  Mobile number (optional):
Country code:  Fax number (optional): Country code: Fax nber (optional):
Email address (optional): Email address {optional):
\. _J J

Can the site be seen from a public road, public footpath, bridieway or cther public land? D Yes ! g No

if the planning authority needs to make an appointment to carry . Other (if different from th
out a site visit, whom should they contact? (Please select only one) [ ] Agent B/Apphcant ] ageﬁ;};p;iic;sgs dgtails)e

If Other has been selected, please provide:
Contact name: Telephone number:

(e, Linv HheD

Email address:

\.

$Date: 2007/05/11 09:5351 § SRevislon: 1.16 5
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NYMNPA
2 & AUG 2009

VALIDATION CHECKLIST

APPLICATION FOR LISTED BUILDING CONSENT -
extensions, alterations or demolition of a listed building

Please complete the attached checklist to indicate what you have included with your
application. All plans should include paper size, key dimensions and scale.

STANDARD REQUIREMENTS:

(1 original and 3 copies to be supplied uniess the application is submitted electronicaliy)

Completed application form

Completed Certificate of Ownership, A, B, C or D as required by Article
7 of the Town and Country Planning (General Development Procedure)
Order 1995 and by Regulation 6 of the Planning (Listed Building and
Conservation Areas) reguiations 1990

Location Plan at a scale of 1:2500 or 1:1250 with your application site
edged red and any other fand in your ownership edged in blue

Existing site layout plans at a scale of 1:100, 1:200 or 1:500 showing the
site in relation to existing buildings and site boundaries. The plan should
indicate where existing features of the site are located including existing
buildings (indicating proposed demolitions), trees (identifying any proposed
felling), means of access and type of enclosure (wall, fence, hedges) and
shall show adjacent properties/buildings

Proposed site layout plans at a scale of 1:100, 1:200 or 1:500

Existing and proposed elevations to a scale of 1:50 or 1:100
Requirements dependent on position of extension eg. no front elevation
required for rear extension etc.

Existing and proposed floor plans to a scale of 1:50 or 1:100
For each floor, ie, ground and first floor plans required for two storey
extension

Existing and proposed site sections and finished floor and site levels
to a scale of 1:50 or 1:100

Plan to a scale of not less than 1:20 to show all new doors, windows,
shop-fronts, paneliing, fireplaces, plaster moulding and other decorative
details

Roof plans to a scale of 1:50 or 1:100
If proposed development alters the existing roof

Design and Access Statement

YESM™ NA]
YES(® NA[]

vES NA[]

ves[ NA[L]

YESY NA[]
YES[T NIA[]

YESEY NA[D

YES[] NA[M

YES[] NAM

YES[] NAD

YESM N/AL]




NYM /2009 79581 /7F )

ADDITIONAL REQUIREMENTS (where likely to be relevant to the development
proposed)

Structural Survey YES[ ] N/A [
Schedule of Works YES[] N/A[VYY
NYMNPA

7§ AJG 2008
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Design and Access Statement

for
Proposed Boot Room Extension
at
The Stables, Mowthorpe Farm, Hackness, Scarborough YQ12 5TB
NYMNPA
2 & AUG 2009

1.0 INTRODUCTION

1.1 This document is a Design & Access Statement to accompany the enclosed full
planning application and Listed Building application for a Boot Room Extension
at The Stables, Mowthorpe Farm, Hackness. The property is a farm dwelling
formed from a barn conversion attached to the main farm house, Mowthorpe
Farm. The principal building is early C19 and - :
6rade 2 Listed.

1.2 It should be read in conjunction with the
enclosed Supporting Planning Statement.
This report has also been prepared by this
Company and will assist in the
comprehension of the proposed
development.

This picture is a general view of the front elevation
of The Stables taken from the Mowthorp Bridge on
the adjacent public highway: Mowthorp Road.

DESIGN
20 USE

2.1  The site lies to the south of the village of Hackness beside Mowthorpe Bridge
(Listed) and a watercourse: the sea cut, with Raincliffe Woods a little way
further to the south. This road runs between Hackness, beside this site, and
alongside Forge Valley onwards to East and West Ayton, where it joins the
A170 Scarborough road. The centre of Scarborough is only about six miles to
the east. Ingeneral planning land use/policy terms, the proposed small
extension to provide a boot room is in our view a minor development.

2.2 The position of the proposed extension is on the western gable of the barn
over the doorway to the kitchen which is the main door used at the farmhouse

oo tor Pranars g LiETest wenboe . gent 1




2.3

3.0

31

3.2

ROt ot e e s

NYM ;2009 /p 581/ FL

on a day to day basis. There is a further door to the house centrally positioned
on the rear elevation leading directly to the yard area.

It is intended that extension will be for the storage of farm boots. It has
been found through daily use that the present arrangement of accessing
directly from the farm outside into the raised corridor above the kitchen and
living rooms is impractical and inconvenient especially in the winter or in
inclement weather. There is currently simply no adequate space to store wet
and muddy farm boots before walking into the house. Further, the present
configuration of the raised "corridor” to the kitchen and other living rooms
provides no opportunity to construct an /nner porch to suitably store boots.
Therefore, we feel it is essential from a functional point of view that this
extension is built to allow the farmer and other ouTSIde workers to enter the
house and suitably store boots in a practical an

AMOUNT

The application is for a very modest development of a 2.4m x 2.4m simple lean-
to extension on the gable over the existing doorway fo provrde the boot room
facility. The roof will be a single s - e
pitch in traditional red clay
pantiles. The walls externally will
be sandstone to match the main
barn conversion. The door will be
split, and half glazed to allow
natural light into the room; there
will be no windows.

This is the door over which the
extension will be built.

From a safety viewpoint it is vital that there is a fence to separate the house
entrance from the busy farm yard/vehicular access area, to ensure children
cannot run straight out of the house on to the farm yard, where large vehicles
manoeuvre, often in reverse gear.

R L P R ot CALERITN wsent 2




4.0

4.1

42

g = - - - -

Mow hores e eigcKie s

The direct proximity to this vehicular access area is also one of the principal
reasons why the other door was an impossible choice for the extension (also
the extension would have seriously constricted the access area) and also why
the door to the proposed boot room could not be on the northern end facing
and directly accessing on to the yard. The fence will be marginally repositioned
to accommodate the new boot room.

This picture shows the relatively narrow yard area for vehicles running between the
barn conversion and the main farm buildings on the :
left. The main farm house is the larger gabled

property at the end of the picture. The application |
site is at the right, near the blue bin. The Stables is
the full single storey length of building and the
“other” entrance is roughly central on that long
elevation, access:h% " e yard

N
¢ 5 AUG 7008

LAYOUT

\

In designing the layout the scheme is a square
modest building built in the local vernacular and
reflecting the style of a simple, traditional
agricultural building. It is intended to have
manners for and be subservient to the barn conversion and the main Listed
Building; Mowthorpe Farm.

Overall the scheme has been designed having regard to the advice given in
PP&15: Planning and the Historic Environment and English Heritage's publication
The Conversion of Traditional Farm
Buildings: A Guide to Good Practice (see
Supporting Planning Statement). It
reflects the simple elevations of the
existing property without any significant
impact upon the form or character of
the group here. We would suggest that
with the size and design indicated, when
viewed from the public highway and with
the large modern agricultural building as
a backcloth as picture here, the development will be almost indiscernible.

Y . Vo,
RS APt Ty P AR E £ s BN E R R et 3
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5.1

6.0

6.1

6.2

Yoo 2009 /5537 7 F L

Rhowdborie e FHaclkone

SCALE

The proposal is of a very small scale (2.4m x 2.4m) which is appropriate for this
former agricultural building. It is minor in the context of the main Listed
Building and the barn conversion, which is not exceptional in itself but is, we
understand, Listed simply as a curtilage building. The scale indicated will ensure
that the development will look appropriate in this setting, and within the

overall rural scene.

LANDSCAPING

The property sits in a reiatively well screened setting. This picture shows the
trees which screen the entrance to the farm yard. The subject door can just
be seen.

The second picture below shows the view
from Mowthorp Road, just before crossing
the bridge.

The application plans indicate some new tree
planting to help screen the site of the

extension when viewing the property from N & A
the highway to the south of the site. These will supplemenf fhe screenmg
already provided here by trees and the mgture

S L agTe Y e s Ent 4
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7.1

7.2

NYM ;2009 /0581 /F}

o Afowthor o el

APPEARANCE

The underpinning concept relating to the appearance of the proposal is to
ensure that the project is a low key development which blends into the existing
natural and built environment and respects the character of this farm group,
the Listed buildings, and this attractive rural part of the National Park.

As indicated on the submitted plans, the proposed materials are natural and
match the existing building, including sandstone for the walls and traditional
red clay pantiles for the roof. These materials complement the older buildings
here and have been selected to ensure that the project will blend into the
landscape and mellow down over the years.

ACCESS

8.1

8.2

8.3

As mentioned above, the property has an existing farm yard access which will
not be altered.

The affected doorway entrance to The Stables itself will be sufficiently wide
to take a wheelchair and will have a small threshold, as now. The barn
conversion was formed within the physical and planning constraints of the
former listed stables building and these limitations dictated that the property
is not ramped or adapted for people with disabilities. There are numerous
staircases in the property, both to living rooms as well as bedrooms. This
scheme will make the access situation no worse. We understand that it is
generally accepted that Listed Buildings cannot always meet the requirements
of modern day access standards without unacceptable detriment to their
character,

The site is readily accessed by car, foot or bicycle from the adjacent adopted
main village road. We conclude that given the location near this outlying rural
hamlet, this site has acceptable access for all.

| NYMNPA
| 5 AUG 2009

Tew MR 0 IEYED Sil CiSeny 5
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Supporting Planning Statement
for
Boot Room Extension
at

The Stables, Mowthorpe Farm, Hackness, Scarborough YO12 5TB

10

1.1

1.2

14

15

2.0

2.1

2.2

EnK Planning & Design Ltd

INTRODUCTION

This report is a Supporting Planning Statement in respect of the enclosed
planning application and Listed Building application submitted by Mr & Mrs
Hird for a small boot room extension to their farmhouse; a barn conversion at
Mowthorpe Farm . It supplements the Design & Access Statement which has
also been prepared by this Company.

In mid July we informally discussed the preliminary proposals with the NYM
National Park Planning Officers when different option plans were left with
the Department. We are pleased to note that there was general support for
this option for the proposed development, provided the windows were deleted,
as now indicated on the formal submission.

This report will describe the background to the application, the site and
application, briefly review the planning history, and outline the relevant local
and National Planning Policies, and finally review the proposal in the light of
those policies.

Having regard to all of the above it is suggested that the proposed scheme
accords with the planning policies and should be considered to be satisfactory
in planning and Listed Building terms.

BACKGROUND

Our clients have strong, long standing farming connections in the locality; the
family have farmed here for around 50 years. Mr Hird, the applicant, was
born here. His retired parents still reside in the main farm house.

Only Mr Hird junior and his wife now work on the farm so there are many
contractors coming and going and visiting the house (and all their bootsl). This
development is for a small boot room extension which is considered to be
essential for the proper functioning of the barn as farmhouse.




30

31

32

40

4.1

5.0

5.1

EnkK Planning & Design Ltd

NYM ; 2009 / g5

RV o TR ST R TP PR ¥y PO TR TR

THE SITE AND THE APPLICATION

This site is a former single storey stone agricultural building attache
6rade 2 Listed Building: Mowthorpe Farm. The description notes:

"Farmhouse. Early C19. Hammer-dressed sandstone. Slate roof. Brick stacks.
Central stairhall plan, 2 rooms deep. 2-storey, symmetrical 3-window front.
Stone steps to central half-glazed door with rectangular fanlight. 16-pane
sashes with stone sills and lintels throughout. &round floor windows taller than
the upper. Coped gables with plain kneelers. End stacks.*

We understand that Listed Building consent is required in this instance as the
property is a curtilage building to the main house. The subject building is built
in the local vernacular, being stone and pantiles, relatively simple in style, with
a long and narrow form. The dwelling is now two storeys in height, the extra
floor being formed largely by excavation. It is attached to the main farm
house at the eastern end. There are large modern agricultural buildings to the
rear (north) across the yard behind the site. To the south of the main building
is a garden, enclosing hedge, then a water course and then Mowthorp Road and
the Listed Bridge. Mature trees effectively screen the site to the west.

The proposal is to simply add a 2.4m x 2.4m stone lean-to single storey
extension on the western gable, over the existing doorway, which will be
changed to a split half glazed door, to provide a boot room. External finishing
materials are to be matching stone and traditional clay pantiles. There will be
new half glazed split entrance door for some natural light to the room and, as
suggested by the Officers, no windows (Further information is given in the D &
A Statement). Additional tree planting is indicated to the south.

PLANNING HISTORY
The only relevant planning history is that the barn conversion itself has full

planning permission and Listed Building consent. These were granted in 2000
and our clients moved in to the house in 2001.

PLANNING POLICIES
Planning and Listed Building applications have to be determined in the light of

current planning policies, unless material considerations dictate otherwise. In
respect of this application we believe that the main policies are contained in

oty Flamnar ossved Babeno oiment 2




5.2

5.3

54
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the North York Moors National Park Authority Local Development Framework
Core Strategy and Development Policies, which was adopted in late 2008.

Core Policy A is a general development policy which applies to all applications
and sets out a series of eight criteria. Development which accords with this
and other relevant policies in the Plan will generally be permitted where these
criteria are met. In respect of this development the main issues revolve
around suitable scale, design, conserving and enhancing building features and
historic assets, and strengthening the rural economy.

Development Policy 5 is a key policy in this case as it considers Listed
Buildings. It states:

"Proposals for the alteration, extension or change of use of a Listed Building or
the construction of any structure within its curtilage will only be permitted
where they will not have an unacceptable impact on the special historic or
architectural interest of the building .

Any development which would have an unacceptable impact on the setting
the Listed Building will not be permitted. NYMNPA

Proposals for the demolition ...efc”

In the supporting text it is explained that for the building'sce
and active use, change can be allowed, but that any alterations and extensions
must complement the special historic or architectural character of the building
and that the removal of the historic fabric will not be allowed.

Development Policy 8 is partly relevant as it concerns Conversion of
Traditional Rural Buildings, so whilst the actual conversion has already been
approved and taken place, the general design advice is helpful. The building
footprint has not changed in the new use as a dwelling house and the Policy
allows for some additions. Within the criteria it states that they must be
carried out:

"without the need for significant extensions, alterations or other new
buildings”

It also requires that:

"The proposal is of high quality design and which retains existing external
features which contribute significantly to the character of the building
including am_gmal apemrys and r'aaﬁrgg marer'lals reflects the simple functional
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form and fraditional character of the building and provi

services and other functional requirements without harm to the fabric of the
building.” (our emphasis in each case).

5.5  National Planning Policy is primarily contained within PPS7, Sustainable
Development in Rural Areas and PPG15 Planning and the Historic Environment

5.6 PPS7 examines sustainable development in rural areas. In paragraph 17,
consideration is given to the re-use of buildings in the countryside. The
Government's Policy is positive in terms of support for the re-use of these
buildings. It states that re-use for economic development purposes "wil/
usually be preferable, but residential conversions may be appropriate in some
locations, and for some types of buildings. Planning Authorities should
therefore set out in their LDD's their policy criteria for permitting the
conversion and re-use of buildings in the countryside for economic,
residential and any other purpose including mixed uses’. Within the criteria
to be taken into account is “the need to preserve, or the desirability of
preserving, buildings of historic or architectural importance or interest, or
which otherwise contribute to local character.

5.7 PPG15 contains the Government's guidance on Listed Buildings including their
control. Clearly the principal building in this case is the main farm house
described in the Listing. However, the barn conversion is part of the Listing
also as a curtilage building. It is not only physically attached the house at one
gable, but historically it obviously has a functional connection as well as one of
ownership. The primary issue of concern in the application for Listed Building
Consent must revolve around the impact of the development on the group and
the setting of the main building. Further, it is relevant that the Authority has
already permitted its conversion to a new use as a dwelling involving some
external changes to the former agricultural building. The advice does not
preclude alterations or new uses for listed buildings. Related advice is given
at para. 2.17 and then at para. 3.13 where the Statement notes:

“The setting of individual listed buildings often owes its character to
the harmony produced by a particular grouping of buildings (not
necessarily all of great individual merit) and to the quality of the spaces
between them .."

‘Many Listed Buildings can sustain some degree of sensitive alteration
or extension to accommodate continuing or new uses. Indeed cumulative
changes reflecting the history of use and ownership are themselves an
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aspect of special interest of some buildings, an 8]
alterations or additions, especially when they are generated within a
secure and committed long term ownership, should not be discounted”.
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In addition to the policy framework outlined above we have had regard within
the design of the proposal to the following documents:

1,

The Authority's own Design Guide Part 1 General Principles
Supplementary Planning Document (SPD), including advice at 4.2
Listed Buildings that ‘any extensions should respect and complement
the special historic and architectural character of the building in terms
of materials and detailing’.

Also Policy BE4, Development Affecting the Setting of a Listed
Building:

"Development, which would have an unacceptable effect on the setting
of a Listed Building will not be permitted. High standards of design will
be required for any new development within the curtilage of or adjacent
to a Listed Building or within its wider setting, in terms of siting, scale,
design, materials and detailing.”

Naturally we also considered the general Policy for all
development, BE6 Design for New Development, where, in order to
be considered favourably, all schemes have to meet a series of
criteria covering satisfactory (briefly): siting, compatibility with
neighbours, traditional detailing/materials, landscaping and
retaining important open spaces and features.

English Heritage's Guide to good practice: The Conversion of
Traditional Farm Buildings. Here we believe the key issues in this
instance are the linear form of the farm steading, the scale and
form of the subject building, its function (and earlier stables
function) as well as the materials used in the construction.

A REVIEW OF THE PROPOSAL IN THE LIGHT OF POLICIES.

We appreciate that great care must be taken in proposing an extension to a
simple listed barn such as this and that if the barn had been, for example,
prominent and free standing on a daleside, then the formation of an extension
on the gable may look alien and detract from the simplicity of the structure.
However, we argue that in this instance, in this particular location, the proposal
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Our clients are the committed long term owners of the property and farm
from this house. Over the years of occupancy they have struggled with the
difficulties of having no boot room and feel this extension is essential from a
functional viewpoint. Practically there is simply no other way of accommodating
this facility.

The linear form of the steading will be retained, and we believe that with the
extension discreetly sited as shown, distanced from the main farm house, and
seen against the much larger modern farm buildings behind, it will have minimal
impact on the Listed Building and the group. Subordinate both to the former
barn and significantly so to the main house in terms of sale and size, it will
remain subservient to the principal Listing. Being attached to the gable as
indicated there will also be no loss to the historic fabric or any Listed
features.

The detailing compliments the features of the main farm house including the
half glazed door referred to in the Listing. The siting, size, scale, and
materials of our proposal have been carefully researched in the light of
guidance from both the Authority's own Policies and other publications
including the additional specialist documents referred to above.

Three options were discussed with the Officers and the one selected is the
most modest and simple in terms of design, and the one which is perhaps a
little agriculturalin character: it is certainly not overtly domestic.

It has been shown that the project complies with the Core Policy A, and with
the form, scale, siting and detailing there can be no conflict with the main
policy DP5 (or 8). We therefore consider that the proposal fully accords with
the Park's relevant planning and Listed Building policies. We would further
argue that this modest development falls clearly in line with Government’s
positive approach to support development in the agricultural sector as outlined
in PPS7.

We are firmly of the opinion that it will hardly be noticeable that this small

change has taken place yet with approval; the applicants will enjoy considerable
functional benefit.
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CONCLUSION

This application has been prepared in the light of the adopted and retained
Local Development Framework Policies and National planning guidelines. There
are no conflicts with these policies.

The scheme has also been designed with regard to advice from English
Heritage and the Authority's SPD.

Preliminary discussion, with options, has been carried out with the Officers,
with a positive response. Their advice on the benefit of the deletion of
windows and additional landscaping has been incorporated in the applications.

There will be no adverse impact on the character or setting of the Grade 2
Listed Building.

Traditional detailing and design is incorporated throughout this very minor
extension. The new boot room will hardly be noticeable.

We remain convinced that these applications are worthy of full support and
hope that the Authority can agree to permit the proposed development with
suitable planning and Listed Building conditions.
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