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Dear i\lr Chapel.

Slruclurallnspcction . Barn @ Dickroyd Farm

ActiniS upon 'our instructions, I ha,'e, on 30 June 20 I0, out a Structural Inspection 'lIthe above property,

The purpose of the inspection was to comment on the structur,,1 viability of the restoration, and

con"ersion of the property to achie"e hahitable accommodation,

I would adviSe that my inspeerion was limited to the above aspecr orthe property :Ind related structural

elements, I have not examined the property as a whole in detail and I am therefore unable lP comment

in derail on the structural condition of the building as a whok. I mllst also ad'ise :haillo inspection was

carried l1utoftlw woodwork or other parts of the structure which were hidden. unexposed or inaccessible

at the time ot' Ihe Inspeclion, and I am, ~herefl)re. unable to report thaI an,' such pan ;s free from defect.

The R"port orthe Inspection was for th.: use Oflhe Client and the Client's professional ad\'isers and the

guidance of the Planning Authority and should not k reproduced in whole or in part or relied upon b,'

any other parties for ~myuse without the ~\.press written appnj\"al of Tom I-knr:: and Associates.

[ would reporl as foI10\\s:
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General:

For the purposes of this Report. all referenccs 10 front and rear. right and left. arc as viewed from the

private roadway leading into the farmvard. Fhis \\as conSlstent with the existing farmhouse being

located to the right of the courtyard. the barn being to the rear.

The natural topography in the vicinity of the property was elf land falling from Iront right to rear left.

There was no signiticanllree!vegelalive presence in dose proximity to the building at the time of the

inspection.

The propcrty undcr considcration. being the barn at Dick Royd raml, was currently in USe as an

agricultural building and was constructed to two storey hcighl in local stone masonT)' with this being a

combinatioll of dT)' laid and narrow jointed. The barn to be eomened was allached to a further

agricultural building ill thc right, which was understood to remain unconverted as pan of the present

proposals,

[\lemal'

1he front elevation wall to the right of centre was of narrow coursed dT)' laid rubble stone masonry with

a single slnlctural opening through Ihe wall with this ha\'ing the bene/it ofa timber limcl and stone sill.

Stone quoins were funned III the corners of the wall. and wilh those to thc front Icti comer abutting the

~djoining section of barn to the let!. and at the front corner orthe wall. the quoins to the front right being

the division line between the clement ofharn to he convcned and the agricultural building.' garage 10

the right which is understood In remain in its present condition,

The main bod~ oCthe walling appeared generally stable at the preselll time and frec from major planar

distortion, Some localised iJut\\ards bulging was noted abo\'c the single window opening. this was not

severe and can be dealt with ml)st probably b\ the local iscd rebuilding of a section of walling ofless than

I square metrc at thc lime of the refurbishment \\orks to the window. and with this then allo\\ ing

Inclusion of a damp membr3nc!cavity tray o\cr the opening,

I,incar distortion w'as nOled to thc right ;ide oCthe qlllliltS al the front right corner or the \Vall. with this

resulting in a displacement to the right oftheyull;ns in rciatiull to Lhemain rubble walling ,Irea, I'his \\'as
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felt to be a number of years old and although displaving no indications of significant recent progression,

was felt to require restraining measures in order to ensure long temlstability and with this most probably

implemented using a resined Helibar insertion trom the side re\eal oflhe present opening and extending

at least 400 mm into the main rubble walling area. As an alternative, strapping carried out to the inner

skin could be employed and with the inner and outer skins then fully interconnected using resin steel

dowelling.

A stone foundation plinth was present at the base ot'the wall, this projecting approximately 75 to 100 mm

trom the main building line. The rubble masonry waJiing at this position appeared generally stable,

althOugh it should be appreciated that foundation depth is unlikely to match that of modern building and

hence therc can bc a potential for increased seasonal differential foundation activity as compared with

a modem toundation. This would be unlikely to prejudice the walling in its present fonnat, i.e., with

significant ilexibility related to the mode of construction of the masonry, however could cause some

issues internally with more rigid modem plaster finishes to the inner skin walling.

As a consequence it may be worthwhile considering the application a separate inner skin to the walling,

either some method of dry lining or alt~rnativdy. concrete blockwork. If concrete b\ockwork were to

be used, then this would need to be buill off its own foundation and with the mode of foundation

dderrnined after localised trial holc inspcction within the building.

The front elevation walling to the left half of the barn was of wider but more unifonnly coursed rubble

SlOnemasonry. Two s\mctural openings were formed at first Hoor level and with a single door at ground

tloor level, the door had the benefit of stone sill, lintel and sectioned side jambs. Detailed assessment

of the windows to the upper level was somewhat restricted due to the presence of secured timber

shuuering. but was presumed to be of similar nature to that at the fower fever of the building.

The walling appeared generally stable other than locallv to the left of the door and where over a width

of approximately 2 metres. pronounced lateral movement of the stone had occurred at mid height and
extending through to approximately 0.75 metres below eaves level, The movement at this position had

also resulled in a step fracture line extending trnm the top left comer of the lintel over the ground floor

door, and rising upwards between the rubble masonry Halling and the left side jamb to the tirst floor level

window, and then continuing in a raking Jashion through llJ eaves level.
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The severity of the distortion was :such that substantial fracture bonding was requi red at nominally 400

mm centres from the corner of the ground !loor door lintel and extending through to eaves level with this

continuing over to at least SUO mm beyond the movement line. In addition. funher fracture bonding was

required between the quoins at the lrontleli corner of the wall panel and the main rubble walling panel.

The voids between tne qlloins and the walling would tnen need to be intilled using a cementitious grout

and comer restraint strapping installed at 500 n\ll1 centres within the building. and this extending to at

least I metre along both front and end walls.

As an alternative. some fonn of localised panel rebuilding could be implemented of an area of

approximately 3 square metres, this would reduce the extent of fracture bonding required but restraining

measures to the comer quoins would still bc needed.

Sightings along the elevation to the right ofthc ground floor door opening indicatcd an outwards bow

to the wall at mid height, this in the order of35mm over I metre. Th~ movem~nt was considered long-

standing in origin with no indications of major recent progreSston.

It \\',IS telt that the distortion and the current loss ot' integrity could b~ resolved by tying back the wall at

mid height through to the upper level tloor structure which is to be installed at mid wall height as part

ot'the returbishment of the 'building. The restraining straps should be located at approximately I metre

centres horiwntallv to the lemnh of the elevation and with fJstenin\Is continued throul!h into tne outer. - '"' ...
stone masonry.

At the st~p I"raclUre\0 the side o('the door opening.. it was consickred that inter skin tks O\'~r to a 5001750

nom grid pat\~m should be implemented o\~r an area ofapproxima\el~ 2 metres x 2 metres to Secure the

inner and Olner skin walling. This carri~d out using r~sin secured Helibar or equivalent.

The kft de\ ation to the property rom1~d a gablc end wall was constructed integrally with part ol'th~ side

wall to the rear barn. which is understood to bc in part taken do"n in line with the current proposals.

Th~ walling to the main section of the gable "as "t' unifonnly coursed rubble swne masonry and with

the pitch-based nature of the stone becoming. kss apparent within the gable triangle. Two f"m1er small

windo\\ op~njngs were noted through the wall at grollnd nom lewl. Ihese partially intilled and with the

current lintel stones not fully effecti'C. additional lintel SUpport "as required at both Dfthesc positions.
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There were no indications of recc:nt structural mOI'ement affecting the wall. However. sightings along

the ~able elevation indicated outwards bowing at mid hei~ht, this in the order of 25 mm over I metre.- - -
Based upon the current appearance of the walt il was considered that the required stability could be

restored to the wall by restraining the outer skin masonry back through to the upper levellloor structure

which forms part of the current conversion proposals. and with further restraint mechanism installed at

eaves level, i.e. at the base of the gable triangle.

The restraint as this latter position coold also be enhanced to form some degree of fracture bonding to

take into account localised step fracture which was noted to rise from the base of the gable triangle at mid

elevation through to eaves leVel at the rear roof plain.

As with the front elevation sightings along the bed jointing to the wall revealed an absence of any

signi flcant difterential foundation settlement.

Inspection to the rear of the building revealcd the rcar element of the bam. i.e. that part which is

lll1derstood to be demolished be of somewhat dilapidated construction. and of poorly formed construction

with extensive sections of the asbestos cement sheeted roof missing and with distortion noted to the

single skin blockwork rear wall of the rear barn.

The left side wall to the rear bam, this being a continuation of the gable elevation to the main part of the

building, had separated, by virtue of the planar distortion discussed earlier from the rear elevation wall

to the main barn, i.e. the barn which was understood to be retained. A gap of approximately 75 mm

maximum had opened up and prior to the taking down of the section of side wall to the intended

demolished ham, corner restraint upgrade measures would be required to the rear left corner of the left

main barn, wi th this implemented internally in a similar fashion to the distortion to that intended to cater

tor thc distortion at the front left corner of the main building.

The rear wall to the barns which were to be retained was constructed in twO parts. i.e. corresponding with

the two dements of the walling noted to the front elevation and associated with the bam being

constructed in two differcnt stages, i.e. that to the right originall\ and that to the ten more recently. As

a consequence stone quoins were formed at the front left corner of the right half of the wall at its

abutment position Ivith the 'Ialling to the left.

)
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The mude ot'the construction of the presumed older building to the right was with dry jointed masonry,

laid to coursing but with variable depth of coursing within the walling, and "'ith the walling increased

in thickness locally at its base to form a foundation plinth "ith an overall width in the order 01'900 mm,

rhis wall being the rear wall to the right pan of the barn "as considered to be basically stable by vinue

of its signi ticant mass and thickness as viewed extcmally. dcspltc some plainer unevenness noted to the

rear building line.

\'lithin this comment localised voids within the walling would need to be intilled.

The rear wall to the left halfofthe barn was of relatively poor visual appearance with partial coursing

to randomised stones at first noor level. and with extensive openings formed at ground floor level with

these having the benefit of timber lintels supported on somewhat slender stone piers,

Sightings along the wall indicated the wall whIch had a tbickness in the order of 450 mm indicated it to

be generally stahle although displaying some localised plainer distortion, In view of the distortion it

would be prudent to install restraint strapping to secure the walling at mid height back through to the

intended first tloor level structure.

There was extensive decay to the timber limels over the extended npenings at ground noor level. and

ahhougb it may be possible to retain some sections of timber, replacement nfothers would be required,

and this may be implemented using structural steel sections faced with older timber to maintain a

sympathetic appearance,

Fracture bonding was required to Ih" wall to the top right oftbe door upening leading thrnugh fwmthe

rear barn into the left barn, thi.' can be implemented "'ithin the bed jointing using resin secured l-Ie1ibar

extern"lly. and intemally either in a similar t;shion (lr alternati\'e1y with restraining straps bstened to the

t;ce orthe \Vall and located bem'eeu the \\'illl and the amicipated inner block skin or dry lining system.

The timber lintel ovcr the door opening had relati ve Iy poor seating lengths and displayed extensi v'cdecay

and replacement should there tore be considered, Inspection within the left barn, There was dnubt as to

suPPOrt at truss seating positions to the t\\O queen post trusses and enhancement should be considered

to both frotH and rear walls, In addition resrraim bL'I\wen Ihe walling!\\allplare and Ibe trussed ties will

be required.

6
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Some localised outwards rotation was suspected to the upper sections of the walling at wall plate level

and although this was not major, localised enhancement of the wa\lplate restraint should be implemented,

secured back to the trussed ties and to the gable walling.

Alternatively it may be depending on the positioning of the ceiling to the upper level accommodation,

a mode of restraint may be possible from this source.

The trusses appear generally stable with regards to their principle members. However the queen posts

and raking struts required attentlOn particularly to the right truss.

The vertically oriented timber purlins to each roof plane were supported on the trusses by metal shoe

cleats, these appeared stable, no significant detlection was identified and from the ground level

assessment there was no indication of significant active decay. although within this comment it will be

appreciated that a closer inspection is required at high level during the implementation works.

Two original upper level pUllins had been retained. these were between the two trusses. these were of

rough-hewn section timber and it was felt that these should be retained intact to provide additional

stability to the roof.

The inner skin of the left gable elevation was of somewhat semi-randomised coursed rubble stone

masonry. The walling appeared in the main stable, although restraint strapping was required to both front

and rear comers of the wall.

Restraining measures were also felt to be required between the fronl/rear right comers of the barn. with

the division gable walling of the adjacent presumed older building to the right. This wall should also be

restrained to the front walling ofrhe right barn throughout its full height.

Inspection within the right barn revealed planar distortion to both front and rear walls and with this

combined both at mid height and also at eaves Ic\·cl. Some correui\'e measures would be reljuired to the

mode of wallplate support at both locations at the time of changing the present asbestos cement sheeted

ronf covering to a timbered and felted '{orkshin.: stone slme clad roof.

The two roof trusses which extended front [0 rear over the right barn displayed relativel\ extensive past

deca\'. some localised Inss ot' section had occurred.

7
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tvlore signiJicantly however. the rectangular section purlings. two to each roof plane would be insufticient

to carry the refurbished roof covering and with the two original rough-hewn section purl ins displaying

e~tensive splitting and again not felt 10 be suitable for re-use as s!ruclUral use as part of the

refurbishment.

The re-roofing of the building would therefiJre required improvement to the rubble masonry frontJrear

elevation walling. with removal of decayed but most probably the whole section of the existing wallplates

with new wallplates inserted with walling locally rebuilt to achieve a horizontal eaves level to the

elevations as a whole.

The floor level within the two elements of barn under consideration. were noted to slope and vary, the

true extent of the variation was not readily apparent duc to stllred items within the right barn and

extensive depth of hay within the left barn,

It would be appreciated that a level tloor. possibly 10 split kvels. will be required as part of the

refurbishment works and at that slage assessment will need 10 be made as to "hether any localised

underpinning ro the perimeter walling is required. and with this most probably incorporated at the time

of installing the presumed inner skin blockwork walling to the perimeter of the building.

Localised exploratory exca\'ation within the building to expose the level llf the present foundations is

required in this rcspect. and al,o prior to e\'alualing a v'iablc tinished tloor level to the converted

buildi ng. Based upon current observations however. it must be considered most Iikely thai underpinning

works will be required in the instance of the reM wall to the leti barn where there \Vas extended wide

dl)Or.:\\·indov ..- openings.

The roof to the right parI of the bam was clad with protiled asbest'" cemenI sheeting and it is understood

that this is to be tilily removed and the wofreinstated with Yorkshire stone slates, The roofo\'Cr the left

section of the barn was currentl\ elad with Yorkshire stone slate and from the ground level inspection

this appeared generally uniform in plane. although it is anticipated thatlhe roof will be taken off and

refurbished in order to install sarking felt and enable enhancemellls and loealised treatment to timher.

R~n~weJ root timbering will bt: required in place:; and \\ ith th~ CXlcnl l)( this dictated by a closer

inspection of the presenttirnbers and on Ihe prl'posed layOllt of the building.
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Conclusions:

The barn was considered viable for conversion wirhout the need for extensive rebuilding provided that

the structural remedial/upgrade works discussed above are implemented. The mode of implementing this

will be to some extent dictated by the proposed internal layout ol'the converted building. Information

of the restraint measure and fracture bonding can be more fully detailed by superimposition on the

scheme layout drawings prior to construction. Foundation assessment is required to determine whether

and upgrade measures (underpinning) is required to ensure long tenn stability.

In addition, measures will be required to provide damp proof mechanism to the ncw ground noor and

the walling. In this laner respect, the use of an inner skin blockwork walling may be beneficial and

would also, with suitable foundation provision, achieve an inner lining to the building which would be

less susceptible to seasonal ground changes that the present rubble masonry walling which is presumed

to have relatively shallow foundations.

All existing timbers which are to be retained should be preservative treated.

The rubble masonry walling should be repointed to achieve moisture integrity to the walling.

Alternatively, a full height moisture membrane should be installed intemally.

I trust that the above report is suftlcient for your present requirements, but please do not hesitate to

contact me again if I can be of an\' tl.ll1her assistance.

ours sincerely

Thomas C. lIenry

for and on behalf of

TOM HENRY & ASSOCIATES
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1.4 Planning policy context

It is understood that the farmstead stands within a green belt area in the Western
Rural district of Barnsley, the Local Planning Authority and is thus covered by
the relevant development control policies in the current UDP.

Going forward it is anticipated that the site will continue to be protected by green
belt policies in forthcoming Local Development Framework.

Also the original farmhouse is protected by its listing which it has been assumed
is conveyed, for group value, to the barns and hence every sympathy has been
applied to the proposals to ensure that the buildings character and "value" are
maintained and enhanced and, hopefully, thus, protecting them for many years to
come so that they continue to contribute positively to the local environs.

There docs not appear to be any evidence of protected species and thus no
further specialist survey work was intended, however, this situation is open to
review if different evidence shows otherwise.

2.0 Involvement

Although there aren't any immediate neighbours the private lane is in shared
ownership and thc othcr land owncr has becn made aware ofthc proposals. This
land owner has continned that he has no objections to the aspirations for the
redundant buildings at Dick Royd Farm and in accordance with planning policy
the relevant formal notice has been served upon him. A copy of this notice has
bccn attached to application documents for information and confirmation.

3.0 Evaluation

It is considered that the proposed conversion will afford the remaining owner the
opportunity to remain and to continue to contribute to the local community by
creating a viable residence within resources within the existing building's
envelope without the need for substantial alteration and/or reconstruction thus
maintaining and restoring their existing general appearance and their inherent
contribution to their environs and the local rural scene for the forseeable future.



4.0 Uesign

4.\ Description and use

The now redundant barn that it is proposed to convert lonns part or a range or
traditional rornJerly agricultural buildings constructed in coursed natural stone
walling with stone dressings to openings and quoins to external comers under
pitched roors covered. in part, in their original diminishing natural stone slates
and, elsewhere, in profiled sheeting, that it is intended should be removed and
replaced with matching reclaimed natural stone slates.

At the rear or the proposed conversion, to the west elevation, stands a modern
rendered block work lean-to romler livestock building under a sheeted roor that
it is proposed, should be removed to enable the recreation or the fonner stone
lean-to that was previously adapted to the current construction.

Aerial view of fi1rlll stead showing original lean-to.



4.2 Access

The proposed dwelling will be accessed via the existing private lane, Cliff Lane,
that is itself accessed from Brook Hill Lane at the western end of the village of
Carlecotes. This approach will give entry to the shared courtyard to the east of
the site, where individual drives and parking will be available to both the original
former farmhouse and the proposed dwelling within the original yard area
encompassed by the existing natural dry stone walls. From its drive the new
dwelling will then have "!evel" pedestrian approach to the principal entrance
where an accessible toilet area! cloakroom is available.

4.3 Appearance

The overall aesthetics of the bam are maintained and will be restored to ensure
their long term durability. It is also considered that by replacing the
inappropriate roofing materials to the original barn and by removing the
uncharacteristic western extension and replacing it with a recreation of the
former stone built lean-to the aesthetics will be enhanced and more in-keeping
with the original buildings and the local vernacular.

Natural materials will be used throughout including matching coursed natural
stone for any necessary restorations, matching diminishing reclaimed natural
stone roof slates, stained hardwood windows and doors and lime mortar pointing
to further ensure that the conversion is wholly complimentary and sympathetic to
its origins and its surroundings.

It has also been attempted to limit any other alterations and thus only 2No
window openings are proposed to afTord natural light to the proposed kitchen
and master bedroom.

4.4 Layout

The general layout primarily retains the existing development form within the
confines of the original dry stone wall boundaries. Alterations to the general
layout have been limited as far as practicable and all that is proposed is a new
dry stone wall to subdivide the yard area between the properties, a new post and
wire fence to subdivide the paddock land and the provision of a dry stone wall [0
the west to shelter the barn and conceal a small sunken garden area giving
private amenity space to the conversion.



In summary it would appear that the conversion can be effected generally within
the existing buildings form and mass and layout thus respecting the existing
buildings and their setting to afford the remaining owner the opportunity 10 enjoy
and to conlinue 10 contribute to the existing community.

4.5 Scale

The scale of the building is unaffected by the proposals so that there IS no
adverse impact upon the listed building and its setting.

4.6 Landscaping

It is proposed that landscaping will be limited to the small private garden to the
conversion that will be kept within the footprint of the former uncharacteristic
livestock building and hidden by the proposed dry stone peripheral wall to
further ensure that there is minimal impact upon the buildings and their setting.

5.0 Summary



1.0 Assessment

1.0 Physical context

Dick Royd Farm was, a number of years ago, a traditional moorland farmstead
on the outskirts of Carlecotes at the edge of pennines .
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Location map indicating position of Dick Royd Farm.

The group of buildings at Dick Royd comprises the original two storey
farmhouse in the north west comer of an L-shaped range which runs cast into an
attached outbuildinglbam and then south of the house stands a range of two
storey barns constructed in two phases with the original section built nearest the



house with the latter structure built at the southernmost cnd of the range.
Attached to the west elevation of the barns is a modem, out of character, lean-to
livestock building in rendered block work under a profiled sheet roof that it is
believed was adapted from a much earlier and smaller lean-to, probably built as a
part of "phase 2".

The range is very typical of the area, orientated to provide shelter to the farm
yard and is constructed in natural stone throughout with either metal or timber
fenestration and timber doors and shutters and forms an integral part of the local
rural scene.

Dick Royd Farm is now a family residence with the adjoining barns used for
ancilliary domestic purposes and is no longer viable for agriculture having long
since lost/sold its lands to adjoining owners.

The buildings have also been assessed for suitability for conversion and they
appear structurally sound and capable of conversion without any need for
substantial alteration or reconstruction.

1.2 Social eonle:d

The proposed barn convcrsion should not have any impact upon the local social
context and as far as it is known there arcn't any other aspirations for the site that
would be affected, either positively or negatively, by the intended development.

1.3 Economic context

[t is not anticipated that the proposal to convert some of the redundant barns at
Dick Royd Farm will have a significant impact upon the local economic context,
although, it is hoped that proposals will enable the remaining partner of the now
separated owners to remain in the area he has come to call home whilst allowing
the remaining former farmstead to be more viable for sale to help complete the
separation and finance the conversion work.

The main house and outbuildings and land are excessive for the remamlllg
owners m:eds for the forseeable future and thus a more economically viable
proposition, that will be providcd by the proposed conversion, is required that
will allow him to continue to contrihute to the local community.




