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1) Executive Summary 

Helmsley Town Hall is a Grade II listed building of stone under clay tile construction built in 
the early 1900’s. As a charity, Helmsley Town Hall has the overarching objective of 
improving the conditions of life for all the inhabitants of the Parish of Helmsley, by providing 
facilities for meetings, educational and leisure activities. The Trustees aim to build upon 
these objectives through renovation of the Town Hall and have appointed Molior Green 
Limited to undertake several key surveys and compile this report. 

The project will be subject to the Construction (Design & Management) Regulations 2015 
which tasks The Trustees with several legal duties as outlined in this report. The Trustees 
will need to appoint a Principal Designer and Principal Contractor with the skills, knowledge 
and experience to deliver the project safely. 

Molior Green Limited has worked with several sub-consultants to compile the information 
contained within this report. The report covers the structural integrity and condition of the 
building, looks at likely further investigations as well as potential future uses. Statutory 
consents, timescales and budgets are also covered in this report. 

Helmsley Town Hall has over 500 square metres of accommodation over 2 floors. Whilst the 
structure of the building is sound, several areas of the building require remedial work as a 
matter of some urgency. Other areas would benefit from regular repair and maintenance. In 
particular, the roof and chimneys require attention to stop water ingress. The rainwater 
goods are also in a poor state of repair which needs addressing. The windows throughout 
the building would benefit from decoration whilst the external doors and other woodwork 
are in a satisfactory condition. The main kitchen and bathrooms are in need of upgrading 
and currently are not fit for purpose. 

Going forward the positioning and supply of a lift will form a key part of the project. Access 
and egress generally, in particular with a view to fire safety, needs to be addressed. Many 
new technologies are also worthy of consideration in the refurbishment programme. 

Several potential new user groups have been identified in this report including business 
start-ups, retailers and caterers. The Trustees will need to prioritise any new initiatives in 
line with the demands of the charitable objectives and extent of the budget. 

It is likely that most the work will require planning, listed building and building control 
consent. All three of the statutory consents required have time implications for the project 
which is likely to span a minimum of two years. 

Whilst the parameters of the project have not yet been agreed, it is foreseeable that a 
budget of more than £1m may be required for the wider project. It is entirely possible that 
the scheme be sub-divided into various phases to relieve pressure on time and budgets. 

In conclusion, this report identifies several issues which need immediate attention to render 
the building wind and water tight at the same time as highlighting potential uses for the 
future. 
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2) Brief & Background 

Helmsley Town Hall is a Grade II listed building situated on the Western edge of the town 
square at 16 Market Place, Helmsley, North Yorkshire, YO62 5BL. A copy of the English 
Heritage listing entry is appended to this report. Built in 1901 of stone under clay tile 
construction, the Town Hall today enjoys charitable status – registered charity number 
523360. The charity is administered and managed by the Board of Trustees (The Trustees) 
whose details are known to the Charity Commission and made public via the Commission 
web site. The Trustees have a duty to uphold the charitable objectives which state that the 
Town Hall is to fulfil: 

“the purpose of a village hall for the use of the inhabitants of the parish of Helmsley without 
distinction of sex or political, religious or other opinions and in particular for the use for 
meetings, lectures and classes and for other forms of recreation and leisure-time 
occupations, with the objective of improving the conditions of life for the said inhabitants.” 

Full details of the Town Hall charitable listing and further information regarding The 
Trustees can be found in the Charity Commission listing which is appended to this report. 

The Town Hall currently houses one tenant, Helmsley Community Library, on the ground 
floor at the front of the building with access and egress via the principal elevation which 
faces East into the town square. To the rear of the building is a functioning meeting room, 
known as The Old Library, with an outdated and non-compliant but functioning kitchen 
above at first floor level. The main hall, also at first floor level, is reached via a flight of stairs 
and a stair lift to the North of the building accessed via double doors in the principal 
elevation. Regular events, including craft fairs and classes, utilise the main hall and adjoining 
kitchen. The remainder of the building is made up of now disused and derelict caretakers 
accommodation and some storage. 

In August 2016 Molior Green Limited (MGL) was invited to tender to provide a package of 
information to include drawings and a report reflecting the current state of the building. In 
December 2016, The Trustees appointed MGL to undertake the work outlined above, since 
which time several surveys have been undertaken to provide the necessary information to 
produce this report. This information has been collected and collated over the first quarter 
of 2017 in the knowledge that The Trustees wish to formulate a strategy for the building 
going forward which prioritises preservation of the building fabric in a safe and appropriate 
way at the same time as fulfilling the charitable objectives, respecting the buildings listing 
status and providing future financial stability. 

The report has been drafted in April 2017 for and on behalf of The Trustees in the first 
instance and with a view to presenting the key findings to a wider group of stakeholders and 
the inhabitants of the parish of Helmsley in the coming months. 
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3) Construction (Design & Management) Regulation 2015 

The Construction (Design & Management) Regulations 2015 cover the management of 
health, safety and welfare when carrying out construction projects in the UK. The town hall 
project, as outlined in the previous section, falls within the remit of the CDM 2015 
regulations and as such MGL has a duty to ensure that as clients and dutyholders The 
Trustees are aware of their roles and legal duties. 

Clients are organisations or individuals for whom a construction project is being carried out. 
In this instance the client, and specifically their nominated representative, are The Trustees. 
Before ANY construction work can begin on site, except for exploratory survey work in 
keeping with that having been conducted to date, The Trustees have a legal duty to ensure 
that suitable arrangements have been made to manage the project effectively. The Trustees 
have an obligation under the regulations to appoint other dutyholders with the right skills, 
knowledge, and experience to fulfil their roles - namely the Principal Designer and Principal 
Contractor. In this instance appointments must be made in writing as the project is likely to 
involve multiple contractors. 

In addition, The Trustees must ensure that enough time and resources are allocated to the 
project and that all relevant pre-construction information is made available to other 
dutyholders. The Trustees are also responsible for ensuring that these dutyholders -as 
members of the client’s project team - perform their tasks effectively and that adequate 
welfare facilities are provided on site for the duration of the project. Above all The Trustees 
must fulfil their duties as clients through cooperation with other dutyholders and all those 
involved in the project. 

In certain circumstances the project may be notifiable to the Health and Safety Executive 
prior to the commencement of any construction works on site. Notification depends upon 
the length of project and number of construction workers involved. In any event – notifiable 
or not – the CDM 2015 regulations apply in this instance. It is the responsibility of the client 
to inform the Health and Safety Executive if a project is deemed notifiable. 

On a project of this nature the Principal Designer (appointed by the client) is expected to 
aid the client in gathering and circulating the preconstruction information which must be 
made available to other dutyholders. The Principal Designer is also responsible for 
preparing a health and safety file for the project as more than one contractor is likely to be 
involved. The Trustees are responsible for ensuring that the Principal Contractor (appointed 
by the client) produces a construction phase plan prior to the commencement of work on 
site. The plan outlines the health and safety arrangements, site rules and any specific 
measures to be taken pertaining to identified and particular risks. 

Further information on client’s responsibilities can be found in the Health and Safety 
Executives: 

‘Short Guide for Clients on the Construction (Design and Management) Regulations 2015’ 

A copy of which is appended to this report.  
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4) Methodology & Information 

To understand the true condition of Helmsley Town Hall, MGL has worked with several 
specialist sub-consultants who are established professionals in their own fields. 

As only partial floor plans were made available at the tender stage, MGL appointed Premier 
Design Surveys Limited (PDSL) at the beginning of 2017 to undertake an external measured 
survey of the elevations and roof of the building. Further information regarding PDSL can be 
found by following the link below. 

http://www.premierdesignsurveys.co.uk/ 

The digital information produced by PDSL was review by MGL and registered by Studio A 
Consulting Limited (SACL) in February last, who output plans, elevations and sectional 
drawings to aid future surveyors in their investigations. Further details of SACL can be found 
by following the link below. The drawings are appended to this report. 

http://www.studioaconsulting.co.uk/ 

MGL appointed Hubbard Associates Limited (HAL) to undertake a structural appraisal of the 
building in March of this year. HAL are consulting civil and structural engineers, details of 
which can be found by following the link below. 

http://hubbardassociates.co.uk/ 

MKN Surveyors Limited (MKNSL) were appointed at the beginning of April 2017 to 
undertake a condition survey of the town hall. MKNSL are chartered building surveyors. 
Further details can be found at the link below. 

http://www.mkn-surveyors.com/ 

At the tender stage MGL raised concerns about the lack of information regarding asbestos 
containing materials (ACMs) within the building. Although parts of the building occupied by 
the library had some ACM information registered, much of the building was an unknown. 
MGL recommended the appointment of Local IDEA Limited (LIL) who were duly appointed 
by The Trustees and carried out an Asbestos Management Survey in February 2017. More 
information regarding LIL can be found by following the link below. 

http://www.localidea.co.uk/ 

The work commissioned by MGL and outlined above has provided the basis upon which this 
report has been produced. The results of the survey work undertaken are covered later in 
this report. The report itself and the information within it provides an overview of the 
buildings current state and is sufficient in detail to assess work needed now and in the 
future in line with the brief. Further detailed surveys and assessment will be required going 
forward specific to the as yet determined schedule of works. 

http://www.premierdesignsurveys.co.uk/
http://www.studioaconsulting.co.uk/
http://hubbardassociates.co.uk/
http://www.mkn-surveyors.com/
http://www.localidea.co.uk/
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5) Building Appraisal 

Size 

Helmsley Town Hall sits on a building footprint of 295 square metres. The gross internal 
floor area on the ground floor is 247 square metres with a further 263 square metres at first 
floor level. The first floor is larger in area than the ground floor due to the link corridor and 
WCs under the flat roof. In total the internal accommodation – excluding partitions – runs to 
510 square metres, much of which requires remodelling and refurbishment. It should be 
noted that the main hall, which is unlikely to be greatly affected by any planned works, is 
110 square metres. The bulk of any alteration is likely to fall within the remaining 400 
square metres. Some extension may be required in the central alleyway to accommodate a 
lift increasing the overall footprint and gross internal area of the building. 

Chimneys & Flues 

Helmsley Town Hall has 4 chimney stacks, 2 of which serve the front part of the building and 
2 more at the rear above the caretaker’s accommodation. The stacks are of stone 
construction flashed with lead to the roof. The left hand rear stack – when viewed from the 
market square – is in poor condition. The stack, which serves The Old Library, caretakers 
accommodation and kitchen, is twisted and cracked. The 6 clay pots on this stack are 
uncapped. At the same time, some of the fireplaces have been blocked allowing moisture to 
build up inside the chimney. The front left hand chimney stack is also in poor repair as the 
pointing has fallen away. Again, none of the pots appear to be capped. The stacks to the 
right-hand side of the building appear to be in reasonable condition but are worthy of 
further investigation at height. A chimney pot on the back-right hand stack shows signs of 
movement. 

It is likely that the rear left hand stack needs to be dismantled and rebuilt. In addition, all 
stacks require further investigation at height and are likely to need repointing and 
flaunching in a suitable lime mortar. Every pot should be capped and ventilated to prevent 
moisture ingress and nesting birds. Scaffolding and temporary works will be required to 
undertake the work safely. 

The existing gas boiler has a balanced flue which pumps exhaust gas into the central 
alleyway between the front and rear sections of the building. Consideration should be given 
to the need for a gas boiler going forward and its age, efficiency and siting within the 
building. 

Roof & Coverings 

The Town Hall roof is a traditional timber ventilated cold-roof construction under a clay tile. 
The timberwork throughout the roof appears to be in good repair. The roof over the front 
and left-hand sections of the building, covering the kitchen and main hall, has a secondary 
membrane below the tiles and above the timber rafters. The tiles on this section of the roof 
are generally in good repair but there is some evidence of missing and cracked tiles. The 
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membrane under the defective tiles forms a second line of defence against moisture 
ingress. 

The remainder of the roof, predominantly at the rear and over the caretaker’s 
accommodation, is in an unsatisfactory condition with missing, slipped and cracked tiles 
allowing rainwater to penetrate the building. There is no secondary membrane in this part 
of the roof. 

It is essential that moisture penetration through the roof be prevented and the building be 
made wind and watertight. Slipped and damaged tiles on all sections of the roof will need to 
be repaired or replaced. It would also be prudent to consider the installation of a suitable 
breather membrane over the caretaker’s accommodation where sections of the roof are 
currently open to the elements. Scaffolding and temporary works will be required to 
undertake the work safely. 

There is a section of flat roof over the first-floor link, which covers the access corridor and 
WCs, which is a timber deck construction finished in lead. There is evidence of some minor 
cracking to the leadwork which should be investigated further at height, but in general the 
roof covering appears to be in satisfactory condition. The flat roof also houses the existing 
air treatment units that both heat and cool the main hall. These units appear to have been 
there for some time and it is unlikely that they are fit for purpose. It would be prudent to 
consider the heating, cooling and ventilation requirements for the whole building which 
may result in the removal of the existing Toshiba plant. 

The pitched roofs have loft areas that are accessed from the first-floor kitchen and 
caretaker’s accommodation. There are old water tanks in the front loft space which have 
been timber clad and insulated. The timber surrounding the tanks is rotting and should be 
removed. Some loft insulation is evident at ceiling height. Pipework in the cold part of the 
roof, above the insulation layer, is only partially lagged and may freeze and burst in harsh 
winters. 

Much of the roof is finished with timber soffits and fascia’s which overall appear to be in 
reasonable repair. In addition, there are timber mouldings supporting the gutters. Further 
investigation is required at height and a programme of redecoration would be prudent. 

Central Roof Lantern 

The roof lantern is of timber glazed construction under a leaded pyramidal roof and 
weathervane. The lantern timbers and weathervane are showing signs of dilapidation and 
require decoration. It is not clear if the directional wind indicator is free and working. 
Further investigation is required at height. 

Rainwater Pipes & Gutters 

The external facing gutters and downpipes are predominantly of a cast iron construction 
and for the most part are original at over 100 years old. There is significant evidence of 
neglect to the cast gutters and downpipes throughout the building and in many areas 
defects are causing penetrative damp. Weeds and grass growth are evident, particularly 
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towards the rear of the property. PVCu pipework has been used in the central alleyway 
which also show signs of leaking. The valley gutter on the flat roof above has vegetation 
build-up. Further investigation is required at height and remedial work required to include 
cleaning, decoration and repair to all rainwater goods. Scaffolding and temporary works will 
be required to undertake the work safely. 

External Walls 

The external walls are a solid sandstone close joint construction. Originally the building 
would have been pointed using lime mortar but latterly cementitious mortar has been used 
which is evident throughout the building. In some areas, the cementitious pointing has 
fallen away damaging the surface of the sandstone and allowing moisture to penetrate the 
wall. At lower levels, there is also evidence of salt erosion. 

There is cracking evident around the window and door lintels, particularly on the southern 
elevation facing the bridge and western elevation adjacent to the beck. In addition, a more 
pronounced panel of masonry between the Old Library window and kitchen to the South 
has been displaced by approximately 5mm. 

Whilst none of the defects outlined above are affecting the structural integrity of the 
building at present, remedial works are required to prevent further degradation. The 
displaced panel of masonry should be re-bedded and the building repointed using a suitable 
lime mortar to prevent future moisture ingress. It may also be prudent to stich the worst 
cracking using helical bars in the mortar bed joints. Much of this work will need to be done 
at height which will require scaffolding and temporary works. At lower levels the salt eroded 
stone could be either replaced or treated to slow future damage. The Trustees may wish to 
consider recording and replacing the foundation stone which is now barely legible? 

Windows 

The windows in the principal elevations, as oppose to the inner alleyway, are metal framed 
with single glazed leaded lights. Many of these windows have secondary double glazing 
fitted to the internal window reveals. Most windows are poorly maintained with missing 
furniture and are difficult to open. In addition, the decoration of the frames is poor in parts 
and some of the glazing cracked. 

The windows in the alleyway are single glazed, timber, sash frame construction with a paint 
finish. These windows are in poor repair with evidence of rotting sills and peeling 
decoration. 

The Trustees should consider either a replacement programme or significant repair and 
maintenance to the windows. The airtightness and efficiency of the windows will impact on 
future decisions for heating and cooling the town hall. Any works to the windows will 
require scaffolding and temporary works. 
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External Doors 

The external doors appear to be in good order with no evidence of rot at present. However, 
they are fast approaching the need for redecoration. It may be prudent to consider the 
inclusion of draft exclusion during any refurbishment or redecoration. 

Ceilings 

The ceilings differ across the building and are a mixture of lath and plaster, plasterboard and 
suspended ceilings. Lath and plaster ceilings evident in the caretaker’s accommodation have 
collapsed and need repair. As a listed building the lath and plaster may need to be 
reinstated. Some ceilings in the caretaker’s accommodation have a polystyrene tile 
covering. These tiles present a serious fire hazard and should be removed. The remaining 
ceilings appear to be in good order. 

Internal walls 

The internal walls are a combination of solid masonry, timber lath and plaster and timber 
stud partitions with plasterboard. There is some evidence of damp in the walls within the 
caretaker accommodation and the main building. Repairs to the roof and rainwater goods is 
likely to stop the source of the damp and should result in the walls drying out over time. 
Surprisingly, the wall flanking the caretaker’s staircase, badly affected by a previous leak, 
has dried out and despite its appearance shows no discernible level of damp. 

Floors 

The floors in most of the building are timber suspended with floorboarding. There are no 
obvious signs of movement or deflection in the timber floors. The caretaker’s bathroom and 
kitchen are known to have floor tiles with ACMs present. The tiles are considered very low 
risk and should be removed safely and disposed of responsibly as part of the renovations. 

Staircases 

Both timber staircases in the building are of sound construction and in good condition. The 
main stair supports a Stannah stair lift which is believed to be working. However, The 
Trustees have expressed a preference to include a lift in the wider scheme which would 
render the Stannah stair lift redundant. The timber stair in the caretaker’s accommodation 
needs decoration but is otherwise sound. The stone stair leading from the kitchen to the old 
library is structurally robust and in good condition. 

Kitchen 

It should be noted that the kitchen and facilities within it are not suitable for commercial 
use. The Trustees may wish to consider relocation or upgrading of the kitchen as part of the 
wider scheme? 
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Bathrooms 

Bathroom provision throughout the building is inadequate. As part of the project fully 
accessible WCs and changing facilities should be considered. 

Mechanical & Electrical Services 

The building has incoming supplies of electricity and gas. It is likely that any future 
development will have significant impact on both services. The Principal Contractor is likely 
to require the services of qualified mechanical and electrical engineers who can assess and 
redesign services as required. 

Water& Drainage 

Water supply and drainage facilities have not been investigated at this point in the project. 
It is likely that either or both services will need upgrading as a consequence of future plans. 

6) Further Investigations 

Lift 

An essential part of making the town hall fit for purpose and achieving inclusive access for 
all is the installation of a lift. Whilst the ground floor of the town hall is predominantly on 
one level, the first floor currently has several level changes. It may well be the case that 
some of these level changes can be reduced or removed as part of the wider project. 
However, the challenge faced is installing an accessible lift which reaches multiple levels. 

This can best be achieved by the installation of a hydraulic ram lift which requires a small pit 
at ground level and no wheelhouse up above. The benefit of this type of modern lift is that it 
will have little impact on the external appearance of the building. The existing first floor link, 
marked on the first-floor plan as area 25, is central to the building and spans the front and 
rear accommodation. If the ground floor were to be extended under the first-floor link to 
house a lift, access could be achieved via the existing library store room, marked as area 07 
on the ground floor plan. 

The photographs below illustrate the type of lift described above. A range of specialist 
companies can supply equipment of this nature. It would be prudent to talk to several 
organisations at the appropriate time.  
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Fire Safety 

Fire safety design is a critical part of a project of this nature. Once the future use of the 
building has been established, a fire safety engineer will be required to design a fire safety 
strategy for occupation and development of the building. 

Alarm 

Except for the library, the town hall is not alarmed and has no CCTV deterrent. It is likely 
that future use of the town hall will require a higher level of security. Security should be 
considered as part of the wider scheme. 

Technologies 

There are several modern technologies to consider that are currently not present in the 
building. Lighting, whilst low energy and LED in the main at present, may not be adequate 
for future use. In addition, internet access is only available in the library. Wireless networks 
and superfast cabling are likely to be required throughout the building going forward. Sound 
and projection facilities are also a consideration from both a business presentation 
perspective and a recreational view point. All of these technologies require cables which 
should, if required, be installed as part of the project even if it is only with a view to future 
use. Building management systems are also worthy of consideration. Heating, lighting, 
security and even door locks can be controlled remotely from smart phones and tablet 
computers. Managing the building remotely, for The Trustees and other building users, may 
well be beneficial when trying to minimise things like energy use, at the same time as 
getting the most from the building. These technologies should be considered with the bigger 
picture in mind as a piecemeal approach often leads to wasted time and budgets. 

Mechanical & Electrical Installations 

Plumbing, heating engineering and electrics are specialist services for which a Principal 
Contractor is likely to employ a third party. As the building uses a bi-valent heating system 
at present, which combines air treatment units and a gas boiler, consideration should be 
given to options for heating and cooling the whole of the building in future. Some 
renewable technologies may well be appropriate, such as air source heat pumps, whilst 
others would be deemed inappropriate due to the buildings listing status - such as 
photovoltaic panels. Some technologies, such as mechanical ventilation with heat recovery 
(MVHR) work well with heat pumps but require a certain level of insulation and airtightness. 
Others, such as modern condensing gas boilers, appear less sustainable but may be the only 
option in a building of this age and design. 

The electrical installation, whilst adequate at present, may well be effected by future use. 
Demands on the supply are likely to go up and this should be considered as part of the wider 
scheme. There is also much overlap between AV, power, broadband, alarm systems, heating 
cooling and ventilation in terms of their electrical and cabling requirements. Care should be 
taken to accommodate all the desired services as part of the overall strategy. Such systems 
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also need regular testing and maintenance, which will form part of the Principal Designers 
health and safety file, which exists predominantly to assist future users in the safe use and 
management of the building. 

Plumbing, both hot and cold water facilities, are evident throughout the building but may 
well be in the wrong location or not fit for purpose. Any alterations to the existing system or 
new installations should form an integral part of the plan. Consideration should also be 
given to the quality of the water supply and the current water pressure. It would also be 
prudent to check for the presence of any old lead pipework. 

The kitchen, labelled 21 on the first-floor plan drawing, is not fit for purpose as a 
commercial kitchen. Relocating and reequipping the kitchen should be considered as part of 
the project. Specialist commercial kitchen suppliers should be consulted when the future 
use and location of the kitchen(s) has been established. 

Many of the items listed under Further Investigations can be researched further, prior to 
the appointment of a Principal Contractor. This information, if adopted, will form part of 
the pre-construction information to be provided to the Principal Contractor later. For the 
avoidance of doubt, no construction work should take place, or sub-contractor appointed, 
before the selection and appointment (in writing) of a Principal Contractor. 

7) Statutory Consents 

Planning & Listed Building Consent 

Helmsley Town Hall lies within the North York Moors National Park. It is likely that any 
alterations to the building (inside and outside) will require planning and listed building 
consent. Applications will be dealt with by the planning department at the North York 
Moors National Park Authority based at the Old Vicarage in Helmsley. 

Given the likely nature of the work, The Trustees may wish to consider taking advantage of 
the pre-planning enquiry system operated by the National Park, prior to the submission of a 
formal application? Whilst more labour intensive at the front end of the project, pre-
planning enquiries assist in the smooth progression of the actual application at a later date. 

The formal applications for planning and listed building consent can be done in tandem and 
timescales therefore run concurrently. 

Before any applications can be made The Trustees will need to establish what they are 
asking for permission for. Whilst this may seem obvious, it is difficult to add additional 
elements to an existing application once submitted, which often results in withdrawing or 
re-submitting applications which can be both costly and time consuming. It would be 
prudent to formulate a fully costed schedule of planned works before the submission of any 
application to the National Park Authority. 

As part of any application the planning authority may ask for additional information. In the 
case of Helmsley Town Hall, it would not be unusual to request an ecological survey to 
identify the existence of bats or for a heritage statement which looks at the impact of the 
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scheme on the buildings value as a heritage asset. Whilst guidance is likely to be 
forthcoming at the pre-application stage from the case and conservation officers, a 
contingency budget should be set aside to deal with this eventuality. 

Planning and listed building consents form part of the pre-construction information and 
must be made available to other dutyholders under the CDM regulations. 

Building Control 

A project of this nature will require the submission of a Full Plans Building Control 
Application to a recognised Building Control Body (BCB) who will undertake a desktop plan 
check to ensure compliance with the building regulations. Any subsequent work done on 
site will then be inspected by the BCB, in line with the conditionally approved package of 
information. The full plans submission to building control forms part of the pre-construction 
information and should be made available to the Principal Contractor (and other 
dutyholders) by the Principal Designer for and on behalf of The Trustees. 

Depending upon the nature of the work planned, the Principal Contractor may require a 
package of construction information. This may include details of any nominated 
subcontractors – such as lift or AV suppliers – and the work they are to undertake under the 
umbrella of the Principal Contractor. This also constitutes pre-construction information. 

There are several other consultees who may request information as part of a statutory 
application, namely the Parish Council, Highways, North Yorkshire County Council and the 
drainage board, to name but a few. The Trustees should be alive to this possibility and 
budget accordingly. 

8) Alteration and Change of Use 

Community Use 

Given the nature of the building’s charitable objectives, it is important not to lose sight of 
the town hall’s current user groups. The community library is a valuable rent paying tenant, 
providing a service to the residents of Helmsley and beyond. 

The main hall is often utilised for a range of activities, from indoor bowls to craft fairs, 
demand for which any future town hall will need to supply. Whilst the main hall, open plan 
in nature and a key feature of the buildings listing status, is unlikely to be subdivided or 
remodelled, consideration should be given to the remainder of usable space. 

Several clubs and user groups require storage and this should not be underestimated in the 
wider scheme. Whilst it is sensible to have flexible central space, such as the main hall, it is 
often essential to have dedicated and secure storage for everything from stock to sports 
equipment.  

Business Start-ups 

Discussions to date, around the provision of space and facilities for business start-ups, have 
focused on the rear part of the building which housed the old caretaker’s accommodation.  
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A combination of permanent and temporary facilities could be made available to new 
businesses. Hot desks used for only a few hours at a time could sit alongside more 
permanent desks with lockable storage. Secure lockers are often a much-needed resource. 
Shared offices and communal meeting rooms may also be attractive. Quick-stop areas 
where individuals can perch on a stool with paperwork or a lap top for an hour could be well 
received. In some scenarios, a semi-permanent tenant on a short lease with dedicated office 
space also provides benefit. Allowing people and organisations to move on or out of the 
building as they grow, without significant penalty, is a benefit to many new businesses and 
in turn frees up space for others. Such users are likely to need support services, from 
internet access to printing.  

Catering & Retail 

Existing and new building users may benefit from the provision of catering or retail facilities. 
This may also provide much needed income for the town hall or a business opportunity for a 
start-up. However, consideration should be given to the existing services provided by the 
incumbent businesses of Helmsley. 

Inclusivity 

The Trustees have made clear the importance of including a lift in the proposed scheme to 
allow better access for wheel chair users, people with restricted mobility, the elderly and 
parents with children and pushchairs. However, it is worthy of note that freedom of 
movement throughout the building, access and egress and the facilities within it should go 
far beyond a lift. Accessible washrooms, WCs, kitchens and catering, in addition to the 
facilities outlined above, should form a central theme to the project. The charitable 
objectives stress that the building is for use without distinction and as such any new or 
refurbished facilities, whatever their function, should, as far as is practicable, be accessed by 
all. 

9) Budgets & Funding 

At present The Trustees have ring fenced a budget of c£130k and expressed a preference to 
want to expand the available monies through fundraising and grants. At this stage, it is 
impossible to provide a first stage cost estimate for the project as the works are largely 
unknown. However, it may be useful to look at broad cost estimates for refurbishment 
based on the size of the building. 

At present the building has a gross internal area of 510 square metres. At today’s 
commercial rates, it would be prudent to budget between £1,500 and £2,000 per square 
meter for refurbishment of a Grade II listed building. However, this is a very broad brush 
approach and doesn’t consider the nature of the work. It also includes areas that may not 
need refurbishment under the proposed scheme. Nevertheless, the required budget could 
run to c£1m excluding contingency, professional fees and VAT. 

As the project progresses, the services of an estimator or quantity surveyor may need to be 
employed to provide independent cost analysis and professional advice. This information 
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can be made available to prospective Principal Contractors at the procurement stage or 
used for comparison purposes by the client’s design team. 

It is likely that the project contract type be either traditional in nature, with The Trustees 
appointing a design team in the first instance and later a Principal Designer, or the project 
could be delivered through a design & build arrangement. This will largely depend upon the 
nature of the work and can be determined later. 

10) Timescales 

At the time of writing this report May Day Bank Holiday looms large. It is likely, given the 
wealth of information gathered to date and the stakeholders involved, that a period of 
reflection and consultation is required over the coming weeks. Further investigations, as 
outlined earlier in this report, are likely to take some time to arrange, the results of which 
will need to be analysed. 

Discussions with statutory authorities and in particular the North York Moors National Park 
Authority, are likely to take place in the second half of 2017 with planning & listed building 
consent unlikely to be granted before the end of the year at the earliest. Initial building 
control work could take place as early as the first quarter of 2018 with The Trustees being 
able to go out to tender for any planned works in the spring of next year. 

The Trustees, Principal Designer and Principal Contractor are likely to need a minimum of 3 
months to prepare the way for construction, with work on site potentially starting in the 
latter half of 2018. Consideration will need to be given to the existing building users, in 
particular the rent paying community library, during and immediately prior to any works 
commencing on site. 
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11) Appendices 
a. Charity Commission entry 
b. English Heritage listing entry 
c. CDM client guide 
d. Drawings 
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Charity 
Commission

The Regulator for Charities 
in England and Wales

Financial summary

Financial year end 
(FYE)

Income Spending Accounts received
Annual Return/Annual 
Update received

31 Oct 2016 £36,877 £29,733 25 Jan 2017 25 Jan 2017

31 Oct 2015 £35,053 £27,353 27 Aug 2016 27 Aug 2016

31 Oct 2014 £37,259 £39,475 29 Aug 2015 05 Aug 2015

31 Oct 2013 £42,007 £25,682 25 Jul 2014 25 Jul 2014

31 Oct 2012 £49,801 £43,769 22 May 2013 22 May 2013

523360 - TOWN HALL DUE DOCUMENTS RECEIVED

Activities
PART OF THE BUILDING IS RENTED TO N.Y. COUNTY COUNCIL FOR USE AS A LIBRARY. AS WELL 
AS BEING USED BY CHARITY & SOCIAL GROUPS TO RAISE FUNDS AND HOLD MEETINGS, 
REGULAR CRAFT/GIFT AND ANTIQUE FAIRS AND ART EXHIBITIONS ARE HELD IN AN EFFORT TO 
RAISE MONEY TO MAINTAIN THE PREMISES.



STEVE SKELTON
15 Con Owl Close 
Helmsley 
YORK 
YO625DU

Contact
Tel: 01439 771086
Email: skybluesteve@aol.com
Website: www.helmsleytownhall.co.uk

MRS JEAN MARSDEN
MR RICHARD BRIAN OLIVE
MR JOHN HYLTON PYLE
IAN PATTISON
HOLLY RICHARDSON
KATIE ATKINSON
STEVE SKELTON
GEORGE HAWKINS
CHRISSY WILSON

MRS MARGARET ELEANOR ENGLAND
MRS JEAN ELIZABETH KERSHAW
MR BRIAN ALEXANDER HUTCHINSON
KATIE HUNTON
TIM ROBINSON
HELEN ROBINSON
ERICA ROSE
JEANNE BROWN

Charity trustees

Date of registration
26 Jun 1964

Other names

• HELMSLEY TOWN HALL (Working Name )

Governing document
SCHEME DATED 4TH OCTOBER 1963 AS AMENDED BY RESOLUTION DATED 17 FEBRUARY 2015

Organisation type
STANDARD REGISTRATION

Registration history

26 JUNE 1964 REGISTERED

Charitable objects
FOR USE AS A COURTHOUSE FOR THE MAGISTRATES OF THE PETTY SESSIONAL DIVISION IN 
WHICH THE PARISH OF HELMSLEY IS FOR THE TIME BEING SITUATED AND SUBJECT THERETO 
FOR THE PURPOSES OF A VILLAGE HALL FOR THE USE OF THE INHABITANTS OF THE PARISH OF 
HELMSLEY WITHOUT DISTINCTION OF SEX OR POLITICAL, RELIGIOUS OR OTHER OPINIONS AND IN 
PARTICULAR FOR THE USE FOR MEETINGS, LECTURES AND CLASSES AND FOR OTHER FORMS OF 
RECREATION AND LEISURE-TIME OCCUPATIONS, WITH THE OBJECT OF IMPROVING THE 
CONDITIONS OF LIFE FOR THE SAID INHABITANTS.

Classification
What

• GENERAL CHARITABLE PURPOSES
• EDUCATION/TRAINING
• AMATEUR SPORT
• ENVIRONMENT/CONSERVATION/HERITAGE
• ECONOMIC/COMMUNITY DEVELOPMENT/EMPLOYMENT
• RECREATION
• OTHER CHARITABLE PURPOSES



• NORTH YORKSHIRE

Who
• OTHER CHARITIES OR VOLUNTARY BODIES
• THE GENERAL PUBLIC/MANKIND

How
• PROVIDES BUILDINGS/FACILITIES/OPEN SPACE

Area of benefit

Where the charity operates

Note: This report is compiled from public information that the Charity Commission holds on the Register of 
Charities on 25 April 2017.

© Crown Copyright 2017

HELMSLEY



TOWN HALL

List Entry Summary

This building is listed under the Planning (Listed Buildings and 
Conservation Areas) Act 1990 as amended for its special 
architectural or historic interest. 

Name: TOWN HALL

List entry Number: 1308328

Location

TOWN HALL, MARKET PLACE

The building may lie within the boundary of more than one authority. 

County: North Yorkshire

District: Ryedale

District Type: District Authority

Parish: Helmsley

National Park: NORTH YORK MOORS

Grade: II

Date first listed: 18-Mar-1985

Date of most recent amendment: Not applicable to this List entry.



Legacy System Information

The contents of this record have been generated from a legacy data system.

Legacy System: LBS

UID: 328308

Asset Groupings

This list entry does not comprise part of an Asset Grouping. Asset Groupings 
are not part of the official record but are added later for information.

List entry Description

Summary of Building

Legacy Record - This information may be included in the List Entry Details.

Reasons for Designation

Legacy Record - This information may be included in the List Entry Details.

History

Legacy Record - This information may be included in the List Entry Details.

Details

SE 6183 HELMSLEY MARKET PLACE (west side) 10/82 Town Hall -

GV II

Town hall. 1901, in Queen Anne style. By Temple Moore. Sandstone ashlar, 
plain tiles, stone stacks, wooden lantern. U-shaped plan with corn exchange 
and offices above to street front. 2 storeys, 5 bays. Round-headed 6-panel 
door to right in moulded doorcase with moulded jambs and rusticated 
archivolt, flanked by brackets for former balcony. Corn exchange: 4 arches 
with half-glazed doors and corbelled-out keystones supporting band above. 
First floor: four 2-light transomed mullion windows and half-glazed doorway 



to former balcony to right. Coved cornice. Hipped roof with stacks to rear 
wings. Central lantern has round-arched windows and dentilled cornice 
surmounted by curved pyramidal roof and weather-vane. Pevsner, Yorkshire: 
the North Riding, 1966. 

Listing NGR: SE6122883778

Selected Sources

Books and journals
Pevsner, N, The Buildings of England: Yorkshire: The North Riding, (1966)

National Grid Reference: SE 61228 83778

Map

© Crown Copyright and database right 2017. All rights reserved. Ordnance Survey Licence number 100024900.
© British Crown and SeaZone Solutions Limited 2017. All rights reserved. Licence number 102006.006.
Use of this data is subject to Terms and Conditions (https://historicengland.org.uk/terms/website-terms-conditions/). 



The above map is for quick reference purposes only and may not be to scale. 
For a copy of the full scale map, please see the attached PDF - 1308328 .pdf
(http://mapservices.HistoricEngland.org.uk/printwebservicehle/StatutoryPrin
t.svc/280079/HLE_A4L_Grade|HLE_A3L_Grade.pdf)

The PDF will be generated from our live systems and may take a few minutes 
to download depending on how busy our servers are. We apologise for this 
delay.

This copy shows the entry on 26-Apr-2017 at 08:59:43.

End of official listing
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Need building work done?
A short guide for clients on the Construction (Design and 
Management) Regulations 2015

This is a web-friendly 
version of leaflet 
INDG411(rev1),  
published 04/15

This leaflet is aimed at you if you are a building owner, user or managing 
agent and are having maintenance, small-scale building work or other 
minor works carried out in connection with a business – as you will be a 
client with legal duties under the Construction (Design and Management) 
Regulations 2015 (CDM 2015). 

Following the simple steps in this leaflet will help you meet your responsibilities as a 
client and ensure construction work and repairs are undertaken safely and without 
damaging worker’s and other people’s health. 

What does CDM 2015 do?

Complying with CDM 2015 will help ensure that no-one is harmed during the work, 
and that your building is safe to use and maintain while giving you good value. 
Effective planning will also help ensure that your work is well managed with fewer 
unexpected costs and problems. 

What do clients need to do?

Many clients, particularly those who only occasionally have construction work done, 
are not experts in construction work. Although you are not expected to actively 
manage or supervise the work yourself, you have a big influence over the way the 
work is carried out. Whatever the size of your project, you decide which designer 
and contractor will carry out the work and how much money, time and resource is 
available. The decisions you make have an impact on the health, safety and welfare 
of workers and others affected by the work.

CDM 2015 is not about creating unnecessary and unhelpful processes and 
paperwork. It is about choosing the right team and helping them to work together 
to ensure health and safety.  

As a client, you need to do the following.

1 Appoint the right people at the right time

If more than one contractor will be involved, you will need to appoint (in writing) a 
principal designer and a principal contractor.

A principal designer is required to plan, manage and coordinate the planning and 
design work.  Appoint them as early as possible so they can help you gather 
information about the project and ensure that the designers have done all they can 
to check that it can be built safely.
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A principal contractor is required to plan, manage and coordinate the construction 
work. Appoint them as early as possible so they are involved in discussions with 
the principal designer about the work.

Getting the right people for the right job means your designers and your contractors 
need to have the skills, knowledge and experience to identify, reduce and manage 
health and safety risks. This is also the case if they are a company (known as 
having ‘organisational capability’ for the job). The designers and the contractors 
should be able to give references from previous clients for similar work and explain 
to you how they will achieve this.  

Professional bodies can help you choose your architect and other designers. The 
Safety Schemes in Procurement (SSIP) website has lists of businesses which have 
been assessed on their health and safety management. A contractor may be a 
member of a trade association.

2 Ensure there are arrangements in place for managing and organising the 
project

The work is more likely to be done without harming anyone and on time if it is 
properly planned and managed. Sometimes the work is complex and uses many 
different trades. Often it involves high-risk work such as the work listed in the 
bulleted list below. The principal designer should understand these types of risks 
and try to avoid them when designing your project. The principal contractor or 
builder should manage the risks on site.

These are the biggest causes of accidents and ill health in construction work, and 
your designer and contractor can manage the risks by doing the following. 

 � Falls from height:
- Make sure ladders are in good condition, at a 1:4 angle and tied or footed.
- Prevent people and materials falling from roofs, gable ends, working

platforms and open edges using guardrails, midrails and toeboards.
- Make sure fragile roof surfaces are covered, or secure working platforms

with guard rails are used on or below the roof.
l Collapse of excavations: 

- Shore excavations; cover or barrier excavations to prevent people or
vehicles from falling in.

l Collapse of structures: 
- Support structures (such as walls, beams, chimney breasts and roofs) with

props; ensure props are installed by a competent person.
l Exposure to building dusts: 

- Prevent dust by using wet cutting and vacuum extraction on tools; use a
vacuum cleaner rather than sweeping; use a suitable, well-fitting mask.

l Exposure to asbestos: 
- Do not start work if it is suspected that asbestos may be present until a

demolition/refurbishment survey has been carried out.
l Electricity: 

- Turn the electricity supply and other services off before drilling into walls.
- Do not use excavators or power tools near suspected buried services.

l Protect members of the public, the client, and others: 
- Secure the site; net scaffolds and use rubbish chutes.

Discuss with your designer and builder before work starts and throughout the build 
how these risks are being managed.
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3 Allow adequate time

Work that is rushed is likely to be unsafe and of poor quality. Allow enough time for 
the design, planning and construction work to be undertaken properly.

4 Provide information to your designer and contractor

Your designer and builder will need information about what you want built, the site 
and existing structures or hazards that may be present such as asbestos, overhead 
cables, and buried services. Providing this information at an early stage will help 
them to plan, budget and work around problems. Your principal designer can help 
you gather this information.

Putting together a ‘client brief’ at the earliest stages which includes as much 
information as you have about the project, along with the timescales and budget for 
the build and how you expect the project to be managed can help you to set the 
standards for managing health and safety.

5 Communicate with your designer and building contractor 

Your project will only run efficiently if everyone involved in the work communicates, 
cooperates and coordinates with each other.

During the design and planning stage, you, your designer and contractor need to 
discuss issues affecting what will be built, how it will be built, how it will be used 
and how it will be maintained when finished. This will avoid people being harmed or 
having unexpected costs because issues were not considered when design 
changes could still easily be made.

Meeting with your designer and contractor as the work progresses gives an 
opportunity to deal with problems that may arise and discuss health and safety. 
This will help to ensure that the work progresses as planned. 

6 Ensure adequate welfare facilities on site

Make sure that your contractor has made arrangements for adequate welfare 
facilities for their workers before the work starts. See the HSE publication Provision 
of welfare facilities during construction work (see ‘Further reading’).

7 Ensure a construction phase plan is in place

The principal contractor (or contractor if there is only one contractor) has to draw 
up a plan explaining how health and safety risks will be managed. This should be 
proportionate to the scale of the work and associated risks and you should not 
allow work to start on site until there is a plan.

8 Keep the health and safety file

At the end of the build the principal designer should give you a health and safety 
file. If the principal designer leaves before the end of the project, the principal 
contractor (or contractor if there is only one contractor) should do this. It is a record 
of useful information which will help you manage health and safety risks during any 
future maintenance, repair, construction work or demolition. You should keep the 
file, make it available to anyone who needs to alter or maintain the building, and 
update it if circumstances change.
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9 Protecting members of the public, including your employees

If you are an employer, or you have members of the public visiting your premises, 
you need to be sure that they are protected from the risks of construction work. 

Discuss with your designer and contractor how the construction work may affect 
how you run your business, eg you may have to re-route pedestrian access; make 
sure signs to your entrance are clear; or change the way your deliveries operate.

10 Ensure workplaces are designed correctly

If your project is for a new workplace or alterations to an existing workplace (eg a 
factory or office), it must meet the standards set out in the Workplace (Health, 
Safety and Welfare) Regulations 1992 (see ‘Further reading’).

Notifying construction projects

For some construction work (work lasting longer than 30 days with more than 20 
workers working at the same time, or involving 500 person days of work), you need 
to notify HSE of the project as soon as possible before construction work starts. In 
practice, you may request someone else to do this on your behalf.

How can you find out more?

Your principal designer or principal contractor will be able to advise you on your 
duties.

Why you should comply with your duties as a client

If you do not comply with CDM 2015, you are likely to be failing to influence the 
management of health and safety on your project. This means that your project 
could be putting workers and others at risk of harm, and that the finished structure 
may not achieve good standards and be value for money.

If you don’t appoint a principal designer or principal contractor you will be 
responsible for the things that they should have done. 

Serious breaches of health and safety legislation on your construction project could 
result in construction work being stopped by HSE or your local authority and 
additional work may be needed to put things right. In the most serious 
circumstances, you could be prosecuted.

Fee for Intervention

HSE now recovers the costs of time spent dealing with material breaches of health 
and safety law. This is known as Fee for Intervention (FFI). FFI applies when an 
inspector finds something wrong that they believe is serious enough for them to 
write to you about. A fee is charged for the time spent by the inspector in sorting it 
out. Following the simple guidance in this leaflet may help you to avoid having to 
pay a fee.
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Domestic clients

If you are having work done on your own home, or the home of a family member, 
and it is not in connection with a business, you will be a domestic client. The only 
responsibility a domestic client has under CDM 2015 is to appoint a principal 
designer and a principal contractor when there is more than one contractor. 
However, if you do not do this, (as is common practice) your duties as a domestic 
client are automatically transferred to the contractor or principal contractor. If you 
already have a relationship with your designer before the work starts, the designer 
can take on your duties, provided there is a written agreement between you and 
the designer to do so.  

Further reading

CONIAC industry guides www.citb.co.uk/health-safety-and-other-topics/health-
safety/construction-design-and-management-regulations/cdm-guidance-documents 

Construction phase plan (CDM 2015): What you need to know as a busy builder 
Construction Information Sheet CIS80 HSE Books 2015  
www.hse.gov.uk/pubns/cis80.htm

Health and safety in construction HSG150 (Third edition) HSE Books 2006 
ISBN 978 0 7176 6182 4 www.hse.gov.uk/pubns/books/hsg150.htm

Managing health and safety in construction. Construction (Design and 
Management) Regulations 2015. Guidance on regulations L153 HSE Books 2015 
ISBN 978 0 7176 6626 3 www.hse.gov.uk/pubns/books/l153.htm

Provision of welfare facilities during construction work Construction Information 
Sheet CIS59 HSE Books 2010 www.hse.gov.uk/pubns/cis59.htm 

Workplace health, safety and welfare. Workplace (Health, Safety and Welfare) 
Regulations 1992. Approved Code of Practice and guidance L24 (Second edition) 
HSE Books 2013 ISBN 978 0 7176 6583 9 www.hse.gov.uk/pubns/books/l24.htm
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Further information

For information about health and safety, or to report inconsistencies or inaccuracies 
in this guidance, visit www.hse.gov.uk. You can view HSE guidance online and 
order priced publications from the website. HSE priced publications are also 
available from bookshops.

This guidance is issued by the Health and Safety Executive. Following the guidance 
is not compulsory, unless specifically stated, and you are free to take other action. 
But if you do follow the guidance you will normally be doing enough to comply with 
the law. Health and safety inspectors seek to secure compliance with the law and 
may refer to this guidance. 

This leaflet is available at: www.hse.gov.uk/pubns/indg411.htm. 

© Crown copyright If you wish to reuse this information visit  
www.hse.gov.uk/copyright.htm for details. First published 04/15.
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