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FOREWORD

The range of buildings that can be found in the Scottish
rural setting is immense. Their form, function and
detail reflect changes in agrarian practices, such as
developments in mechanisation, as well as more
general trends in architectural fashion or constructional
techniques.

Often originally built to a carefully thought out
formula, the physical module of one farm cottage, one
cart shed bay and a pair of stable stalls can readily be
equated to 70 arable acres of good farmland.
Associated structures, such as doocots, mill buildings,
kilns and windmills, add diversity.

Across the country this variation is enhanced by the
wide range of materials that have been used in the
construction process, resulting in a great diversity of
colours and textures. Until the coming of the railways,
materials were usually locally sourced. Estates, towns
and villages often had their own nearby quarries from
which stone for walling or roofing was won and used,
their own local supply of clay or turf for building in
earth and their own source of materials for thatching.
The inevitable geological and biological diversity
shows through in the architectural diversity of the
finished structure and its detailing.

In conversion and conservation work the subtlety of all
of this is frequently underestimated. It requires a keen
eye and an awareness of materials in use to gain a fuller
understanding so that a sensitively completed scheme
emerges. To gain this awareness usually requires a
detailed period of on-site investigation, survey and
analysis. Here, in this Guide for Practitioners, the
project working group have essentially undertaken this
process, distilled the results and presented a clear
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working method that will allow any future building
projects to be more fully informed by the finer points
of the existing building’s form and detail. Thus a better
and more sensitive decision-making process is made
available to the practitioner engaged in the repair and
adaptation of rural buildings.

This document is intended to offer building
professionals, building owners, developers, planners
and conservation officers sufficient information and
advice, both directly or by reference to other material
(in particular the Memorandum of Guidance on Listed
Buildings and Conservation Areas and related
Technical Advice Notes) to support sound repairs and
sensitive conversions. The information presented here
has resulted from the personal experience of a number
of individuals and has been drawn together from a
variety of sources.

It has been produced by an unusual, but most effective,
partnership of interests between central government
and the four local planning authorities of the Lothians.
Commissioned by TCRE Division, and overseen by
the Historic Scotland-chaired Rural Buildings
Conservation Initiative, the document is offered as an
exemplar of guidance to inform future work on rural
buildings in the Lothians, and as a prototype for
consideration elsewhere in the country.

Ingval Maxwell
Director, TCRE Division
Historic Scotland
Edinburgh

February 2000







SUMMARY

This guide for practitioners gives technical information
and advice on the conservation and conversion of
traditional rural buildings in the Lothians.

Background The obsolescence of many rural
buildings, particularly farm steadings, has produced
widespread concern among conservation bodies. It is
felt that this part of the built heritage is being eroded,
either through lack of use and maintenance, or through
being altered by conversion.

This erosion was initiated by changes in agricultural
and industrial methods which have made the
eighteenth and nineteenth century buildings redundant,
but has been compounded by an undervaluing of these
buildings as an essential aspect of Scotland’s economic
history, and as an important and integral part of
Scotland’s landscape. In addition, in many cases the
design of conversion schemes pays too little attention
to the character and history of the original buildings.

A number of organisations supported the idea of
publishing useful information on the materials,
construction, original layouts and functioning of rural
buildings, including guidance on their maintenance
and, where necessary, conversion. These included
Historic Scotland and the Historic Buildings Council,
the countryside bodies represented on the Rural
Buildings Conservation Initiative forum (the
Association for the Protection of Rural Scotland, the
Institute of Historic Building Conservation, the
Scottish Civic Trust, and the Scottish Agricultural
Colleges) and the local planning authorities within
Lothian.

Historic Scotland offered to fund the publication as one
of a series of Guides for Practitioners.

Regional coverage It was felt that guidance should
be concentrated on only one area of Scotland, because
of the wide regional differences in the vernacular
building tradition, and the difficulty of giving adequate
information in a reasonably concise form. The
Lothians were chosen, for several reasons. The
character of the agricultural and rural industrial
buildings is relatively homogeneous. There is strong
pressure for residential conversion, and the rate of
change to rural buildings is high. Conservation officers
from West Lothian and Edinburgh were already
involved in the forum, as was the Historic Buildings
Inspector for the Lothians. In addition, planning

departments from all the Lothian Councils were
willing to be involved in the working group producing
the document.

Each of the three rural councils of the Lothians has
carried out surveys of farm buildings in the past, and
East Lothian has also studied its watermills, which
gave a good factual basis for the study.

Although this guidance note only describes the
traditional architecture of the Lothians, it contains
principles applicable to all rural buildings, as well as
information on the relevant legislation covering the
whole of Scotland.

Rural buildings This document specifically targets
the more remote traditional buildings such as farm
groups, watermills, etc. It does not look at buildings
within villages, nor does it cover the grander country
houses, although in general estate buildings
accommodating rural functions are included.

Content The Scottish legislative framework for
repair and alteration work is described briefly, and then
the historical context for the Lothian area. The original
functions and characteristics of the various building
types and the perceived potential for current use are
listed. This is followed by chapters on the different
elements of construction or layout, giving information
and advice on their repair and alteration. Each chapter
closes with a number of guidelines, emphasizing the
most important principles involved. Finally a number
of case studies show Lothian buildings which have
been repaired, altered or converted, to illustrate the
points made within the earlier chapters and to highlight
the successes and missed opportunities.

Aims The aims of this guide for practitioners are
to provide relevant information on the design,
construction and repair of traditional rural buildings, as
well as guidance on good practice in alterations and
conversions. It is hoped that this will raise the level of
appreciation of these buildings by owners and building
professionals, and result in better levels of maintenance
and a more appropriate design quality in alterations and
conversions.










RURAL BUILDINGS OF THE LOTHIANS

1.3 Policy Background

Many of the most complete and best examples of
Scotland’s traditional buildings are listed as being of
special architectural or historic interest. The
‘Memorandum of Guidance on Listed Buildings and
Conservation Areas’ sets out government policy on
matters relating to listed buildings and conservation
areas, with a specific section on listed farm buildings.
The planning authorities of the Lothians also have
policies of strict control on the alteration or conversion
of rural buildings, including unlisted buildings, which
are incorporated in the Local Plans.

This Guide for Practitioners supports the
Memorandum and the planning policies by promoting
an understanding of the origins, planning, functions
and construction of the rural buildings of the Lothians;
and by guiding repairs and conversions along lines of
sound practice, protecting the buildings and conserving
their settings. It aims to illustrate satisfactory methods
of compliance with the principles given in the
Memorandum.

It should be stressed that the guidance given here also
applies to unlisted buildings and looks at repair and
maintenance as well as alteration.

1.4  An approach to conservation

The imposition of standard solutions and sets of rules
cannot provide the best answers, although guidelines
can help. It is essential to work from basic principles
and to give due consideration to the alternative options,
to design within the potential and the restrictions
offered by the existing building, in order to satisfy any
new functional requirements.

By far the most important part of successfully repairing
or adapting an existing building or group of buildings,
is to understand and appreciate what is already there.
The setting, the site, the reasons for the layout, the
functions, characteristics and condition, the materials
and construction should all be assessed, before the
need for refurbishment or change and how this can best
be accommodated, is considered.

Repairs should be part of an ongoing programme of
maintenance. It is therefore suggested that they should
be carried out in materials and by methods closely
related to the original, both because the essential form
of the original should be respected and maintained, and
because the insertion of a different material or
construction might cause disruption to the way the
existing materials function.

On the other hand, it is important for the
comprehensibility of the building or group that new
additions and major alterations should be
distinguishable from the original. There are well

established traditions which can be followed, for
instance later porches and rear extensions to dwellings
being in different but compatible natural materials. If
the basic use of the building is unchanged, and the
scale and character of any new elements are in keeping
with the original, this can successfully extend a living
vernacular tradition.

However, alterations and extensions of a very different
scale or form, for an altered function, and in modern
mass-produced or synthetic materials, can overwhelm
the original building and adversely affect its character
without making any positive contribution.

Another approach is to recognise that matching new
build to old, in order to produce a sympathetic and
unobtrusive change, is unlikely to lead to confusion
about which is the original. This is because the
traditional local materials and craftsmanship in the
Lothians are not easily accurately reproduced, and
because the ageing and weathering of older materials
distinguishes them from new. Where a clearer
indication of new work is wanted, a date can be
inscribed on stonework or harl.

Technical Advice Note 8 gives an introduction to
International Conservation Charters and an overview
of current international conservation philosophy. The
concepts discussed there have informed the approach
to the conservation of rural buildings promoted here.
They are:-

. Authenticity (non-distortion of evidence);

. Conjecture (the need to establish sound evidence
of the original form and detail before carrying
out any restoration or reconstruction);

. Integrity (material wholeness, soundness and
uncorrupted character);

. Patina (respecting the qualities given to materials
by the processes of weathering and ageing);

. Rights of the indigenous community (cultural
significance);

. Respect for the contributions of all periods;

. Inseparable bond with setting (the building’s
context being essential to understanding and
appreciating it) (illus 6).

The recommended criteria on which action should be
based, include:-

J Minimal intervention (or conservative repair);

. Minimal loss of fabric (respecting existing
material and losing as little of this as possible);

. Reversibility (making alterations and additions
reversible);
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technical standards of repair and sources of
appropriate materials;

+ Incorporating new elements only where essential.

Since the vast majority of conversions in the Lothians
are from farming to residential use, the advice here has
looked in more detail at this particular aspect of
alteration. This results from a recognition of reality,
not from any desire to encourage such conversions.

Because of the nature of the housing market, those
seeking to convert steadings or mills for sale as
dwellings usually try to create as many houses as
possible. However, experience shows that a conversion
with fewer units necessitates less new build, and
existing buildings can be utilised with less radical
alteration. This approach is therefore the one
recommended.

1.6  Professional and specialist skills

Conservation work requires a good understanding of
traditional materials and skilled craftsmanship. A high
quality of design and construction can only be achieved
if both the building professionals designing, specifying
and supervising the repairs or alterations, and the
contractors carrying out the works have suitable
training and experience.

Advice on building professionals can be given by the
appropriate professional institutes (see chapter 13,
‘Useful Addresses’). Those for chartered architects and
surveyors have recently started accreditation schemes
to register conservation experience and training.

Information on experienced building professionals,
contractors and specialist subcontractors is available
from the Scottish Conservation Bureau within Historic
Scotland.

1.7 Regional coverage

The principles of repair and adaptation given here are
widely applicable, and the legislative and
administrative framework described in chapter 2
applies throughout Scotland. However, the forms that
traditional buildings take vary tremendously within
Scotland, depending on a wide number of factors such
as terrain, agriculture, tenure, locally available building
materials, etc. They range from the crofts of the
Highlands and Islands to the formal estate steadings of
the rich arable farmlands of the East coast, the
whitewashed dairy farms found in the South-west and
the smaller, rubble-built central belt mixed farms.

Each area has its own local building tradition, and to
cover the regional variations found throughout
Scotland is beyond the scope of one volume. The
information given here therefore concentrates upon the

relatively homogeneous tradition found in the rural
buildings of the Lothians. The case studies are drawn
from within this area, and are intended to illustrate
some of the conflicts and some of the options, to
highlight successes and to suggest where there were
missed opportunities.

1.8  Building type and date

This publication looks at the humbler buildings of the
countryside, mainly in agricultural and allied uses.
These comprise residential and industrial buildings as
well as farms. It includes neither the larger country
houses nor villages.

The vast majority of Scotland’s farms date from the
eighteenth, nineteenth and twentieth centuries, with
very little left from the periods before Agricultural
Improvement and the Highland Clearances.

The guidance presented here therefore focuses on post-
improvement buildings, continuing into the earlier part
of the twentieth century, when the character of rural
industry and farming was irrevocably changed by the
increasing scale of mechanisation and mass
production. Because within the Lothians there are only
isolated examples of pre-improvement buildings, these
are not specifically included in this document.
However, advice is available in Historic Scotland
Technical Advice Notes on building materials such as
lime, thatch and earth.




2 LEGISLATION

2.1 Introduction

Statutory controls are the most important areas of
legislation applying to existing rural buildings. The
change of use of a building and its alteration or
extension almost always require statutory approval,
and may require a combination of different
authorisations from the relevant bodies. As it is not
possible to offer more than a broad introduction to the
general principles of such statutory requirements in
this guide, it is important that an early approach is
made to the planning and building control departments
of the appropriate authority to discuss any proposals.

This chapter does not attempt to explain the operation
of each system of statutory control in full. Instead it
highlights those aspects particularly relevant to
existing rural buildings. The main acts, statutory
instruments and supporting information which relate to
alterations to buildings are listed in the bibliography.

In addition, the areas of legislation covering value
added tax and public funding in the form of grants are
discussed.

2.2  Planning Permission

2.2.1 Need for Permission

Planning law requires permission to be obtained for
most activities involving building or engineering work
where these go beyond repair. However, there are
exceptions, and the local planning authority can advise
on these. The current and proposed use of a building,
whether or not it is in a conservation area, and the
form, location and scale of any change are all matters
which can have a bearing on whether or not permission
will be required for specific work.

The need for planning permission should be
determined by the planning authority prior to any
alterations being carried out. If granted, planning
permission is normally subject to conditions which
may relate to the detailing, finishing or other aspects of
the alteration. Failure to obtain planning permission or
to comply with any conditions is likely to result in
enforcement action by the planning authority.

There is a right of appeal to the Scottish Ministers
against refusal to give planning permission or listed

building consent, or against the conditions imposed in
a planning permission or listed building consent.

2.2.2 Houses: Permitted Development

Certain relatively minor works to a house (but not a flat
or maisonette) may be carried out under the scope of
‘permitted development’ without any need to make a
formal application to the planning authority.

The complex rules governing permitted development
rights are liable to change from time to time, and their
provisions vary when the house forms part of a terrace,
is listed or within a conservation area. The extent to
which alteration has previously been carried out will
also be a consideration.

The degree of change allowed within permitted
development rights can be quite extensive. The
planning authority may therefore wish to restrict rights
in certain cases, in order to preserve the character of a
building (or group of buildings) and its setting.
Permitted development rights may be restricted or
withdrawn either as a condition attached to a planning
permission, or through the introduction of an Article 4
Direction.

The advice of the planning authority can be sought on
the extent of any permitted development rights which
may apply in a particular case.

2.2.3 Change of Use

There are currently eleven classes of use for planning
purposes. To change from one class to another would
normally require planning permission although some

- changes are exempt.- A change from agricultural or

industrial to residential use will always require
permission. Some ancillary changes of use do not
actually require planning permission. For instance,
many people occupying houses in the countryside wish
to conduct a modest business operation from their
premises and often this is possible without the need for
planning permission. Determining criteria include the
type of business and its scale.

Most authorities, before determining an application for
conversion of existing buildings in the countryside,
will require the submission of an engineer’s report to
prove that the buildings in question are capable of
conversion without substantial demolition (illus 7).
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Listing does not seek to prevent change; the aim is
rather to preserve the character of the building, and to
manage change in order that the essential elements are
still recognisable and understood. Many farms have
been run for generations as a family business and
therefore farmers are aware of the tradition and
continuity of rural life; the steadings and related
buildings are part of this continuity and so deserve
maintenance, care and respect.

Applications for listed building consent should include
detailed survey drawings of the existing buildings and
large-scale proposal drawings. A photographic survey
is also a valuable aid when determining an application.
The services of a professional agent experienced in
historic building work is advisable in all cases other
than the most modest alterations.

As with planning permission, listed building consent is
normally granted subject to conditions. In the case of a
refusal of listed building consent or the application of
conditions deemed unreasonable, it is possible to
appeal to the Scottish Ministers. Carrying out alteration
work without obtaining listed building consent, or
without complying with the conditions specified in the
consent, is likely to result in enforcement action by the
planning authority, or referral to the Procurator Fiscal
with a view to prosecution. It is worth noting that with
planning permission and listed building consent there
is no notice required, or certificate issued, of
completion of the approved works.

2.4.4 Urgent works to listed buildings

The planning authority has powers under the Planning
Act to pursue the proper preservation of listed
buildings and buildings in conservation areas. These
allow the authority to issue a repairs notice to the
building owner, specifying works required for the
preservation of a building and the timescale in which
they should be undertaken. Failure to comply can lead
to the authority undertaking the work and charging the
owner, or pursuing procedures to acquire the building
compulsorily.

The owner has a right of appeal regarding the cost,
reasonableness and extent of the repairs required to be
undertaken.

2.4.5 References

Fuller information on listed building control can be
found in Historic Scotland’s leaflets Scotland’s Listed
Buildings: A Guide for Owners and Occupiers and
Farm Architecture: the Listing of Farm Buildings, and
in the Memorandum of Guidance on Listed Buildings
and Conservation Areas.

2.5 Scheduled Monuments

Occasionally a building may be, or its site may contain,
a monument of national importance scheduled by the
Scottish Ministers under the Ancient Monuments and
Archaeological Areas Act 1979. For example, Midhope
Castle in West Lothian and Stoneypath Tower in East
Lothian are scheduled buildings adjacent to farms
(illus 322).

Most operations affecting scheduled monuments
should only be carried out with the prior written
consent of the Scottish Ministers. This is referred to as
‘Scheduled Monument Consent’ and administered by
Historic Scotland. Relevant works broadly comprise
repairing, altering, adding to, demolishing, destroying,
damaging, removing, flooding and tipping onto a
scheduled monument. They also include certain
agricultural, horticultural or forestry works which
might disturb the soil below the depth affected by
normal ploughing. In addition there are controls on the
use of metal detectors within scheduled sites and the
removal of any finds.

There are a number of scheduled monuments which are
also listed buildings. Anyone wishing to know the full
protected status of a particular site, should check both
the List of Ancient Monuments in Scotland and the
Statutory List of Buildings of Special Architectural or
Historic Interest. The local planning authority should
be able to make such lists available for inspection on
demand. Historic Scotland publishes a number of
leaflets relating to scheduled monuments and their
protection.

2.6  Building Control

2.6.1 Purpose of the building regulations

The essential purpose of the building regulations is to
safeguard people in and around buildings. They are
also intended to aid the conservation of fuel and power.

2.6.2 Requirement for a building warrant

Proposals to erect, demolish, alter, extend or change
the use of a building nearly always require a warrant
from the local authority. Building legislation is always
undergoing revision, and recent changes have
exempted certain minor building operations from the
requirement to obtain a building warrant. There are
also certain classes of buildings which are exempted
from the regulations. It is therefore advisable to consult
the local authority as to whether a building warrant is
necessary.
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2.6.3 Application to farm buildings

In general, farm buildings are exempt from the
application of the building regulations if they are less
than 2000 cubic metres in capacity, and at least ten
metres (or their own height if that is less) from the
boundary of a residential building. Buildings to which
people do not normally have access are also exempt,
and there may be agricultural buildings which fall
within this category, for instance grain silos. However,
when their use changes (for example by conversion)
the regulations apply, and at this point the full
standards for the new use are required. (See exempted
classes of buildings, Regulation 3, Schedule 1).

Residential buildings on farms, such as farmhouses and
farmworkers’ cottages, are, however, subject to the
regulations.

2.6.4 Application to existing buildings

There can be confusion about the application of
building regulations when work is carried out to
existing buildings whose use has not changed. Building
regulations do not apply retrospectively, unless there
are exceptional circumstances, as it would be a very
costly exercise if existing buildings were compelled to
meet current standards every time the regulations
changed. Existing deficiencies in parts of the building
which are not being altered can remain, but must not be
made worse by any new building work. Nevertheless
the local authority has powers, limited to certain
regulations and very rarely used, to compel building
owners to bring existing buildings up to current
standards.

2.6.5 Repair and Restoration Work

In general, works of repair, restoration and replacement
do not require a building warrant where the work is
simply restoring or repairing what was there before, or
replacing like with like. For example, when restoring a
pantiled roof in traditional construction where the use
of the building remains the same, retiling the roof will
not attract current standards, but altering the structural
timbers will take the work into a class requiring a
warrant and to which the current standards apply.

Repair work to an existing building using different
materials will also require a warrant, and the full
current standards apply, but where it is not possible to
achieve these standards without harming the character
of the building, the local authority may grant a
relaxation of the standards. For example, where an old
corrugated iron roof is replaced by a traditionally-
constructed pantiled roof, the new roof will have better
insulating properties than the old, and it is an
improvement on the existing deficiency, which might
be sufficient to be granted a relaxation.

The installation of new windows in existing, unaltered
openings will not normally require a warrant.
However, owners have a legal responsibility either to
fit a window matching that which was removed, or to
fit a window which meets the current applicable
standards such as those for ventilation, areas of
glazing, type of glass, access for cleaning and
emergency access or escape from fire. (See Fixtures
not requiring a warrant, Regulation 4, Schedule 2).

Further advice on these matters should be sought from
the local authority.

2.6.6 Exemptions

It has already been mentioned (in 2.6.2 and 2.6.3) that
certain classes of buildings are exempted from the
building regulations, in particular many farm
buildings. In addition to these, there are other
exemptions from the regulations. The most relevant are
likely to be those for small single-storey structures
ancillary to houses (but not flats and maisonettes), such
as porches and conservatories, car ports, covered areas
and detached garages and sheds. Garden walls are also
exempted, provided they are less than 1.2 metres high
and fences if they are less than two metres high. (See
Regulation 3, Schedule 1).

2.6.7 Relaxations

The local authority has the power to dispense with or
relax a provision of the building regulations in relation
to a particular building or class of building. This is an
important power when dealing with existing buildings
involving change of use, where it may be unreasonable
in the particular circumstances for specific
requirements to be applied. It is therefore likely to have
relevance in the conversion and adaptation of
traditional rural property.

It would be unusual for a regulation to be dispensed
with, but there is often scope for relaxing a prescriptive
standard. This requires a formal relaxation procedure.

2.6.8 Deemed-to-satisfy provisions

Many of the normal constructions deemed to satisfy the
technical standards for complying with the building
standards regulations may not be applicable to older
buildings. It is useful to remember that the technical
standards can be satisfied by other means, particularly
when the standard is in a functional form. For example,
one standard requires ‘adequate ventilation’, which
does not necessarily mean that the detailed ventilators
described in the deemed-to-satisfy clause for the
standard must be provided exactly as described. The
alternative solutions must be agreed with the local
authority.
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2.6.9 Conversion or Change of Use

The change of use of a building will trigger the
application of the building regulations. For example,
where a byre or barn (which is usually exempt from the
regulations) is to be converted to a house or other use,
the building would become subject to the building
regulations for the first time, and consequently all parts
of the building would require to meet the current
standards.

It is important to understand that the change of use of a
building which is already subject to the building
regulations does not necessarily require a complete
upgrading of the building to meet the current standards
in all respects. The key principle in such cases is that if
a change of use attracts a more onerous standard, then
that standard will apply in full. Any existing deficiency
may remain if a more onerous standard is not attracted
by the new use.

Change of use can apply to a part of a building as well
as a whole building, or even to an element of a building
such as a wall or floor. For example, if the layout of an
existing building is changed, so that a wall forms part
of a stair enclosure when it did not do so before, then a
fire-resistance standard may apply, and this is a
‘change of use’ in building control terms.

Change of use in relation to building law should not be
confused with change of use under planning law which
uses different legislation and criteria.

2.6.10 Extensions

Any extension of an existing building is classified as
new work, and the extension must comply fully with
current standards. In some circumstances an extension
may make a deficiency in the existing building worse,
in which case a local authority would ask for that
aspect of the existing building to comply fully with the
relevant standard. This can occur, for instance, when an
extension further compromises fire-escape provision.

A building may have insufficient escape routes by
current standards; this deficiency is permitted to
remain, even though work may be done to the building.
Nevertheless, it must not be made worse by, for
example, blocking off one of the escape routes or by
extending the building so that its occupancy capacity is
increased, thus requiring more escape routes.

It may be sensible to bring the escape routes of an
existing building up to current standards in any case,
but this is not necessarily a requirement of the building
regulations.

2.6.11 Procedure

Brochures setting out the procedures, rights of appeal

and information required to accompany various types
of application can be obtained from the local authority
building control staff, and are also to be found in the
building procedure regulations.

It is an offence under the Building Act to carry out
construction work without a warrant where one is
required. The local authority has the power to serve a
notice to compel owners to remove unauthorised
construction work or to make it comply with the
building regulations.

The Building Act also prohibits the occupation or use
of building work (not necessarily the whole building)
carried out with a building warrant until a completion
certificate has been obtained from the local authority.
When work is carried out in existing occupied
buildings, occupation will normally continue without
the need for formal approval from the local authority, if
the alterations are such that occupation is still viable.
However, a local authority may impose conditions in
the warrant restricting use, although this would be
unusual.

Occupation of an existing building that is the subject of
a change of use (from a farm building to a dwelling for
example) or a new building, would require formal
approval from the local authority. There is provision in
the Act for the temporary occupation of a building
before completion, at the discretion of a local authority,
which may permit finishing work for example to be
completed after occupation.

2.6.12 Dangerous Buildings

If a building becomes dangerous to the public through
deterioration or neglect, the local authority can issue a
notice under the Building Act requiring the owner to
close the building and secure it from entry, and can
require the owner to carry out remedial works to
remove all immediate danger or to demolish the
building. The local authority may carry out any
necessary works itself and recover costs if an owner
does not act.

277  The Construction (Design and
Management) Regulations

These regulations were made under the Health and
Safety at Work Act, and set out the way in which all
building and construction projects covered by the
regulations should be designed and managed, from the
initial concept to final completion. They apply to all
projects and construction work notifiable by virtue of
the regulations. Certain of the regulations do not apply
when work is carried out for a domestic householder,
provided that the house is not used for business. In
such cases, the duties of the designer still apply,
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together with the requirement to notify the project if it
is applicable. If the project involves any demolition
work, then all provisions of the regulations apply. The
regulations place duties on the client (which include
the appointment of a planning supervisor), on other
professionals and on the contractors appointed to
complete the work. The Health and Safety Executive,
or any professional involved in a project, should be
able to advise whether these regulations are applicable
to any planned work.

2.8 Drainage

Achieving satisfactory drainage is often the greatest
impediment to gaining consent for a conversion, and a
number of solutions may be available. The local
building control authority controls drainage systems
and septic tanks, to which building regulations apply,
but questions relating to the provision of public sewers
should be referred to the Area Engineer of the water
authority. Outflows from septic tanks (where these are
sited in sensitive areas) and discharges to controlled
waters are the responsibility of the Scottish
Environmental Protection Agency. The planning
authority may also impose conditions in relation to
drainage.

2.9 Other Services

The provision of other services, including water,
power, gas, telephone and cable television (but not the
erection of satellite dishes), is in general exempt from
statutory control, although a planning authority may,
for example, require services to be provided by
underground routes, as a condition attached to a
planning permission.

The provision of an oil or LPG (liquified petroleum
gas) storage tank, often wanted when rural buildings
are sub-divided or converted, requires planning
permission and a building warrant.

2.10 Road Construction Consent

The construction of a new public road or access route,
or the upgrading or renewal of an existing one requires
road construction consent from the roads authority.

2.11 Superior’s Consent

Before implementing works authorised by planning
permission or a building warrant, the consent of the
feudal superior may be required. A solicitor should be
able to advise on this matter.

2.12 Value Added Tax (VAT)

Works of repair to a building are subject to VAT.
Alteration works to a residential or religious building
are zero rated if it is listed and listed building consent
has been given for the alterations. VAT on alteration
works may also be recoverable where non-residential
buildings change use to residential, or where a
residential building which has not been lived in since
1973 or before, is rehabilitated and brought back into
residential use. Otherwise alterations are subject to
VAT. VAT is not payable on the construction of new
residential buildings, so if there is substantial
demolition (down to one wall) and reconstruction of an
existing building, the project may be zero rated. HM
Customs and Excise produce a number of leaflets
giving guidance on VAT, particularly Notice 708
(Building Construction) and Notice 719 (DIY builders’
pack). These are periodically updated.

VAT status can be an important influence on the extent
of reconstruction work carried out to buildings
undergoing substantial alteration or conversion. The
tax can discourage retention of reparable building
fabric, as well as encouraging conversions to housing
use. In response to this, planning authorities often ask
for a structural engineer’s report on the condition of the
existing building, so that the need for any demolition
on structural grounds can be ascertained before
consideration of an application. This can be backed up
with planning conditions requiring that existing
building fabric is not taken down and substantially
reconstructed.

2.13 Grants

Depending on the circumstances, various grants may
be available to assist with the cost of repair or
conversion of rural buildings.

There are grants for farm buildings from the Scottish
Executive. Historic Scotland can give repair grants for
buildings of special architectural or historic importance
and also more modest buildings in outstanding
conservation areas, as well as grant aid to help manage
ancient monuments, and may also offer funding for
archaeological surveys on farmland. Local housing
authorities may offer either standard or discretionary
grants for the repair or improvement of housing, but
may require compliance with the building regulations
as a condition of some grants.

Historic Scotland and the Scottish Civic Trust jointly
produce a useful directory of ‘Sources of financial help
for Scotland’s historic buildings’.
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HisToricAL CONTEXT

Heating materials in liquids, or heating liquid
materials, were processes common to many smali-scale
manufactories, such as bleachfields, paper mills,
breweries and distilleries. These found architectural
expression in fixed furnaces, boiling vats and chimneys
- though these last might be indistinguishable from
conventional hearths.

Finally, other trades needed heat sources for minor
purposes. These could be accommodated on
conventional hearths or, latterly, on the specialised
workshop stoves manufactured by Scottish foundries.

3.2.7 Cooling and Ventilation

Cooling, airing and drying featured in far fewer types
of workshop than did heating. In architectural terms,
this often involved replacing part or all of the walls on
one storey or more with louvred vents. Usually upper
floors were used, on account of their greater exposure,
as in breweries (to ventilate the cooling vats), in
tanneries (to dry the tanned hides) (illus 222), in
warping lofts (to dry the prepared linen warp threads
before weaving) and in mills making paper by hand.
Long, single-storey drying sheds, with louvred sides,
were a feature of tile works where they housed
moulded clay in preparation for firing.

The ventilation of work-places was less of a concern,
though some provision might be made where heat or
dust levels were exceptionally high. Such windows as
existed were generally fixed. Smithies might have
doors with lower and upper halves, of which the upper
could be opened for ventilation, while grain mills and
maltings might have horizontally sliding louvred vents
underneath shutters. Loose-fitting, low insulating
pantiles were particularly well suited to smithy roofs;
the better insulated slate roofs were often fitted with
ridge or side vents.

3.2.8 Working equipment

Of particular importance were space in which to use
working equipment (fixed or movable) and light to
work by. These requirements influenced layout and
built form. A source of daylight was needed, and
window openings were often closely linked to work
stances. The characteristic opposing (back and front)

25

windows of hand-loom shops are found in twos, fours,
occasionally sixes, each window corresponding to a
loom stance. Repetitive lines of windows show the
same relationship between light source and individual
work space,

The premises of many trades, but more especially those
using hand-tools, contain fixed work-benches below
and beside windows, most commonly at the front of the
building. The windows may be small in scale and
number - perhaps only one or two - or, at the other
extreme, as in some wood-working shops, may extend
continuously across one or more elevation.

The presence of one or other power source - animal,
water, wind, steam or combustion - has its own effects
on form with horse gin, wheel or wheelhouse, windmill
or engine and boiler house plus stalk as part of the built
assemblage. The Lothians had a scattering of wind-
powered grain mills. A characteristically Scottish form
of windmill, dating from the seventeenth century,
consisted of a stone-built tower over an adjoining
vaulted chamber, as at Balgone Barns, East Lothian
(illus 78). Both horse engines and wind engines were
used in water pumping and, occasionally, for other
purposes, as well as on farms.

Water power was the prime mover in small-scale
manufacturing until at least the 1830s, but had little
impact on built form, other than in wheelhouses -
which were by no means universal - and the need for
well dressed stonework on walls exposed to water.
Steam engines were first used to pump water, but found
few other uses until about 1800. During the course of
the nineteenth century the availability of increasingly
compact, efficient and powerful steam engines
contributed to the success of town and city workshops,
and a decline in rural industry.

3.2.9 Conclusion

Now that these buildings, like those of farms, are
redundant, there is a need for a change of use if they are
to survive. Mills have been favoured subjects for
conversion to domestic and other uses, but as with
other small industrial buildings, careful consideration
needs to be given to their adaptation if the original
character is to be retained.









































































MASONRY AND POINTING

Finishes. Only rarely is external stonework painted,
colour washed or harled, and such finishes are
generally restricted to individual cottages and
the smaller farms of the west and upland areas (see
chapter 6).

Pointing. The appearance and character of stonework
is also dependent on the manner in which it is pointed
and the precise materials used. Careful observation of
original work will often indicate that the wall surfaces
were finished to a level plane to provide an
architectural unity to the building. From the nineteenth
century onwards, informal lining out of the joints was
also often present.

Brickwork. Scotland has relatively few brick
buildings, probably due to there being an abundance of
good stone sources compared with only average
quality clay being available for the manufacture of
bricks. There were a large number of brickworks in the
Lothians, however, mainly producing common bricks
and tiles. In the later nineteenth and twentieth
centuries, additional ranges and outhouses to rural
buildings were sometimes constructed of brick (illus
106). In residential buildings brickwork was used
extensively for internal partitions; less commonly
externally, where it was usually rendered. Agricultural
and industrial buildings more often exposed their
external brickwork. The walls of industrial buildings
were in some cases built entirely of brick.

The tall chimneys characteristic of Lothian farms were
nearly always built of brick and constructed on stone
bases (illus 107).

Evidence of change. Many rural buildings,
particularly those associated with farms, have been
adapted over a considerable period through
enlargement, heightening or radical alteration and, as
shown in illustrations 99, 109, 110, and 113, it is not
unusual to find walls and gables which display a
number of different phases of construction of different
date, materials and building methods. Such walls are
not only visually interesting, but are valuable records
of the history of the buildings.

5.2 Stonework

5.2.1 Repair and maintenance

Repair philosophy. Where stonework is in need of
repair, it is important that the work is undertaken in a
manner which is similar to the existing masonry
surrounding it, in terms of the stone size, type, colour,
physical and chemical properties, laying pattern and
pointing. A good repair of this type will maintain the
character of the building and match the performance of
the original structure, so that it can continue to weather,
settle or expand as before.

While there are other approaches to the repair of
ancient buildings, which advocate a more obvious
contrast between the old structure and the new work
(through the deliberate recessing or projecting of new
work or the use of alternative materials such as brick in
a stone wall), it is considered that these are not
necessarily relevant to the repair tradition in these
relatively recent rural buildings. While examples of
unselfconscious vernacular repair in alternative
materials and styles are to be found, these result from a
very different repair philosophy. It is recommended
here that in most instances of day to day repair and
maintenance, deliberate contrast and the introduction
of additional materials and forms should be avoided.

Supply of stone. Finding a supply of stone of the
appropriate shape, colour and size is not always easy,
but a little time spent searching for the right material
will repay the effort. Demolition contractors and
salvage yards often have supplies of second-hand
stone, and local sources are often known to the local
Planning Department. There is no wish to encourage
quarrying of stone from unused buildings, and every
effort should be made to keep all existing structures,
especially in listed groups. Nevertheless, many farms
have ruinous stone walls, for instance, which can offer
stone for reuse, and there are often piles of old stones
around farm yards. Where a wall is not structurally
sound and has to be demolished and reconstructed, it is
important that the original is recorded in drawings and
photographs and the stones marked prior to
downtaking.

Whin is particularly difficult to source, but there have
been several successful schemes where second-hand
material has been found and reused (illus 111 and case
study 11.3).

Patching. No attempt should be made to patch old
stone walls by making up defective areas with cement
or mortar in an attempt to imitate the adjacent stone, as
this is never convincing and can lead to the accelerated
weathering of the softer original material.

Laying pattern. No matter what the style of masonry,
successful repair requires a careful analysis of the
laying pattern of the original stonework. Photographs
can prove very useful in recording and understanding
the existing work.

Where polished, pattern-tooled or square-cut stone is to
be renewed, it is crucial that it is matched as closely as
possible. New sandstone should always be Iaid with the
‘bedding planes’ at right angles to the face of the wall
to ensure maximum resistance to weathering (generally
horizontally as in illus 112, but vertically or edge-
bedded for copes, sills, lintols, blocking courses etc).
Repair of squared and snecked walling requires
particular care.
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mortar in repairs, both in terms of its colour and
performance, selection of a matching local sand is
advisable. Historic Scotland maintains a database of all
currently available Scottish sands, which is described
in the Technical Advice Note 19 Scottish Aggregates
for Building Conservation and is also accessible
through the Scottish Lime Centre Trust. To achieve a
sound mortar, a relatively coarse sharp sand should be
selected with a good varied profile of particle sizes and
shapes; the commonly available soft ‘building’ sands,
available from many builders’ merchants, are not
suitable for making lime mortars.

Mixes. For a modest fee a specialist laboratory can
analyse samples of existing mortar, to allow an
accurate match to be made in new work, and can
advise, where necessary, on appropriate mortar mixes
and working techniques. Most specialist suppliers can
also offer advice on appropriate mixes for individual
jobs.

Mortar mixes normally contain 1 part lime to 2.5 or 3
parts aggregate. Mixes based on non-hydraulic lime in
putty form, and a good local sand, are suitable for the
repointing of sheltered sandstone in most traditional
rural buildings in the Lothians, but in some situations,
such as very exposed locations and where whin or
other hard stones are used, mixes containing hydraulic
lime may be appropriate.

For new stone walls, it is advisable to discuss the
proposed mix with the building control authority, as
they may have strong views on the type of lime or
cement in mortar.

5.4.4 The Pointing Process

Once the mortar has been used in construction or repair
work it gradually dries out and, in doing so, absorbs
carbon dioxide from the air. This process completes the
‘lime cycle’ and the material returns to its original
chemical form of calcium carbonate, known at this
stage as ‘carbonated lime’. Because the carbon dioxide
must penetrate the entire depth of the mortar in order
for a complete set to be achieved, lime mortars must be
used in layers, several of which may be built up,
allowing time for each to cure, if a substantial
thickness of mortar is required. Lime mortars must be
protected from frost, wind and rain until properly
cured. The method of working with lime mortar is
therefore somewhat different from that adopted in
cement work.

Preparation. The first stage in the pointing process is
to prepare the joints. Joints in rubble stonework should
be raked out carefully to remove dirt and loose mortar
to a depth of fifty millimetres or the equivalent of two
and a half times the width of the joint. Any ‘pinnings’
which require to be removed should be set aside for

replacement. With finer, square-cut masonry, the joint
should be cleared out with a flat, fine-bladed tool.
Where the building wall has been repointed in the past
with an inappropriate hard cement mortar, the removal
of this mortar should be undertaken with great care to
avoid damage to the stone to which it adheres. On no
account should power tools be used. Once cleared, the
joints should be thoroughly washed out and left wet.

Deep holes in the wall are ‘tamped’ with small
amounts of mortar, pressed well home to within forty
to fifty millimetres of the wall face and left rough as a
key for pointing. Pinning stones should be inserted
soundly to reduce the volume of mortar and to match
the original texture of the masonry. In building up
voids and deep holes, use can be made of porous clay
tile and brick fragments as pinnings.

Pointing. Working from the top of the wall down, the
joints are thoroughly filled with mortar which is
normally left recessed a few millimetres in from the
face of the stonework (unless a different finish, such as
harl pointing, is intended). Deep ‘hungry’ joints or
ledges which can collect water and lead to the decay of
the adjacent stones should be avoided.

At all stages care should be taken to avoid splashes and
mortar stains.

Where it matches the local method, a particular visual
effect can result if the mortar is finished with a texture
which allows the aggregate to show and encourages
evaporation. This can be achieved through stippling
(not brushing) the partially set mortar with a bristle
brush or pot scourer or by drawing the edge of a blade
over it. On no account should the mortar be given a
smooth finish, nor should it be made to protrude from
the joints.

Protection. All new pointing should be guarded from
frost, rain, wind and strong heat until set, by hanging
damp sacks or other protection over the wall to keep it
sheltered and moist. In hot weather the setting mortar
should be kept damp by a fine mist water spray.

Fine joints. Finely-jointed dressed stone should only
be repointed where absolutely necessary. The removal
of cement pointing will invariably result in damage to
the stone and should be considered carefully. Joints can
be cleaned out by hand with a hacksaw blade or similar
tool. The wetted joint is then filled with a fine mortar
mix (e.g. 1 part lime putty and 1 part fine sand), using
the edge of a blade inserted into the joint to press the
mortar well into place. The addition of a small quantity
of hair to the mortar will greatly ease this process. To
minimise the risk of surface staining, the wall face
should be well damped down before repointing. The
fine lime mortar may be mixed with animal hair or sisal
fibre to make a plug for the back of excessively deep
joints. Mortar should be brought to the face of the
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stones, and the surface cut back with the edge of a
blade to leave an open-textured finish. Again, the
mortar needs to be kept damp and protected.

Working with lime. Techniques of working with lime
mortar are not in themselves at all difficult, but they are
different from those for cement mortars. Contractors

not experienced in using lime mortars are strongly
advised to attend at least a one-day workshop such as
those provided by the Scottish Lime Centre Trust.

For more information on lime mortars and pointing see
Historic Scotland Technical Advice Note 1, which
provides a comprehensive introduction to this subject.

5.5 Guidelines

The following general guidelines are offered for
masonry and pointing work -

Repair. A good repair will match the qualities and
performance of the existing/original masonry so
that there is no disruption to the way it functions
(weathering and movement) and no disturbance or
accelerated decay is caused to surrounding
masonry.

Reconstruction. Where a wall is to be taken down
and rebuilt, photographs should be taken and the
stones marked prior to demolition.

Patching the surface. No attempt should be made
to make good the surface of old stone walls by
building up in mortar to a thickness of greater than
8mm without inserting stones.

Repointing. Where original pointing survives in
good condition, it need not be replaced. Where
joints are over approx 8mm wide, stone pinnings
should be used in the joints, keeping the quantity of
mortar to the minimum.

Mortar. All repointing should be carried out in a
mortar as close to the original as possible in mix
and appearance. An analysis of the original mortar
and preliminary samples of the proposed pointing
materials and methods can help.

New walls. Selection of mortar should be suitable
for the type of stone (a little softer and more
permeable than the stone itself) and the exposure of
the masonry.

Working methods. Techniques of working with
lime mortar are very different from cement mortar,
and if contractors do not have experience of them,
they are advised to undertake training.

Protection. New pointing with lime mortar takes
longer to cure than cement mortar, and needs to be
protected from frost, rain, wind or strong heat
during this process.
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situations it can be made up more economically on site.
Limewash is made from traditional slaked lime putty
(not from hydrated lime powder) diluted to a milky
consistency and is applied to a sound and dampened
surface by brush. After painting it is desirable to
burnish each coat with a soft brush as it starts to dry.
Where colours have been added it is important to mix
a batch for each elevation or day’s work to minimise
colour variation.

If the wash is too thick, cracking can occur, and
limewash should always be applied in several thin
coats, rather than one thick one, and should be allowed
to dry slowly. Do not apply it in the hot sun unless
some protection can be provided. A damp, misty day
provides the ideal conditions for limewashing. As with
other types of paint finish, rain or frost may damage
newly applied limewash.

6.3.3 Colour

In using colour, it is important that local traditions are

respected. Buildings throughout a whole estate, for
example, were often given a limewash coating of the
same colour. The original colours included subtle off-
whites, pale (and occasionally darker) ochres, raw and
burnt umbers and siennas, pastels and greys, but were
often lively and glowing, mainly reds, yellows and
oranges in pastel shades. Modern pure whites are
inappropriate, and the adoption of rather dead colours,
such as a dull dark brown, as a means of blending the
building into the countryside is rarely successful.

A few paint manufacturers supply limewash in a
variety of shades, although it is cheaper to make up
your own colours using natural pigments, obtainable
from the Scottish Lime Centre and other lime
suppliers. Care should be exercised when reading
manufacturers’ shade cards, as colours generally
appear considerably lighter once applied.

Where repainting an existing masonry or microporous
paint finish, paints in ‘period’ and ‘traditional’ colours
are available from several manufacturers.

6.4 Guidelines

The following general guidelines are offered for lime
coatings —

Selection of materials. Select materials on the basis
of any existing lime coatings (which should be
preserved wherever possible) and the character of the
underlying masonry, local climate and conditions. If
possible use pre-made matured harling mixes from a
specialist supplier. Otherwise use well-matured lime
putty or fresh hydraulic lime hydrates (powder) as
appropriate, and clean, well-graded sharp sand.

Preparation of materials. A typical mix might be
two parts lime to four-and-a-half or five parts
concrete sand. Thoroughly beat the mix before use.
The harling mix should be sufficiently liquid to be
cast on in a thin coat. Mortar for making good the
masonry surface should be plastic and sticky.

Types of lime. Non-hydraulic lime mortar is not
suitable for use in permanently wet situations. Feebly
or moderately hydraulic lime mortars might be
suitable for harling and rendering in more exposed
situations. Do not use ‘builders’ lime’, ie non-
hydraulic hydrated lime from the builders merchant,
or agricultural lime. Use only appropriate traditional
materials.

Strength. The coating should be weaker and more
permeable than the host masonry. Cements and
strongly hydraulic limes are not suitable.

Detailing. Harling should be of a consistent
thickness, up to 8mm per coat, avoiding variations in

thickness caused by uneven masonry backgrounds.
Avoid forming ledges or horizontal surfaces which
will catch the rain. Finish edges of harling into
rebated checks or feather out to avoid thick exposed
edges.

Preparation of surfaces. Allow saturated walls to
dry out before coating them. Remove all dirt, dust and
debris, and dampen masonry where necessary to
control suction. Provide a mechanical key where
suction is inadequate. Build out excessive hollows
using lime mortar with small fragments of stone, etc.
to eliminate deep recesses, and allow to cure before
applying the harling.

Application. Apply harls and renders in thin coats,
usually up to 8mm max, leaving an open texture to
the surface and avoid excessive working of the
material. Allow each coat to cure before re-coating.
Good, and appropriate, site practice is essential for
successful application.

Limewash. The use of a limewash finish (six or more
very thin coats) will prolong the life of the harling.
Apply by brush, working limewash well into the
surface. Allow each coat to cure.

Protection. Ensure that roof coverings and rainwater
goods are functioning. Carry out work in suitable
weather and provide adequate protection, to guard
against over-rapid drying, excessively dry or
saturated conditions, and frost action. Do not apply
non-hydraulic mortars after the end of September, to
allow sufficient curing time before the winter.
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RURAL BUILDINGS OF THE LOTHIANS

any damp coming from the ground to disperse by
ventilation. This might be a useful device in similar
circumstances.

Rising damp in timber floors. The main part of the
ground floor in Scottish domestic building construction
is usually a timber suspended floor, requiring
underfloor ventilation by means of ventilation grilles in
front and back walls (or any two opposing external
walls) to keep the timber substructure dry.

Often the vents have been covered up (unknowingly by
earth or rubbish, or deliberately to stop draughts), and
need to be cleared and perhaps supplemented to get a
good through draught. Rubbish from past repair works
is often left under the floor on the solum (the ground
surface underneath the floor), and can both block the
through draught, and transmit dampness from the earth
to the timber joists. In this situation, the solum needs to
be cleared.

If the ground is wet enough and the ventilation
inadequate, the brick (or, less often, stone) dwarf walls
supporting the joists may suffer from rising damp.
Unless there is an existing damp proof course (a course
of slate), they will transmit dampness to the joists and
it will be advisable to insert damp proofing between the
floor joists and dwarf walls, in addition to improving
the ventilation in the underfloor area.

Where floorboarding and joists are damp and severely
affected by rot, they will have to be removed. In this
case, the solum should be cleaned out and sterilized,
blinding laid (usually twenty five millimetres of sand),
and then bitumen, to prevent the growth of plants and
to reduce the humidity caused by the moisture from the
soil. Another option is to lay blinding, then one layer of
bituminous felt, covered by fifty millimetres or more of
site concrete. The Tenement Handbook, published by
RIAS, recommends laying 100 millimetres of clean
gravel as an alternative to bitumen. This may be easier
to put in under an existing floor, but will not be
acceptable where the full building regulations have to
be complied with (however, a repair should not usually
invoke the need to bring the floor construction up to the
current standard). There should be at least 150
millimetres of ventilated space between the joists and
the solum.

Rising damp in solid floors. Where the ground floor
is of solid construction, but lacks a damp-proof
membrane, the floor (usually of stone slabs or clay or
ceramic tiles) will not be completely proof against
damp. It may be that this causes no problems, since this
type of floor finish is unaffected by damp, but care
must be taken, for instance not to leave rugs or other
organic items on these surfaces, as these might develop
mildew or rot. Timber skirtings etc might also be at
risk.

As stated in The Care and Conservation of Georgian
Houses, ‘the introduction of a damp-proof membrane
at basement level only prevents the floor from
‘breathing’, by concentrating water at the base of the
walls, a dpm and impervious floor coverings such as
linoleum can often increase the damp problem. Where
basements are lived in, and are properly ventilated and
heated, rising damp is rarely a serious problem.’

To insert a damp-proof membrane below an existing
floor, there will be the disruption of taking up the floor
slabs, excavating the subfloor sufficiently to allow the
laying of 100 millimetres or so of hardcore and about
150 millimetres of concrete, plus a damp-proof
membrane, screed and floor finish. If the existing stone
slabs or tiles can be lifted without damage, it should be
possible to relay them in their previous place. If not, a
matching floor may be obtainable.

Rising damp in walls. If the external walls are partly
below ground level, as in a basement or semi-
basement, or if footings are below the water table,
water is likely to be drawn up the walls by capillary
action, often to a height of a metre or so, and
sometimes more. Until the late-nineteenth century,
damp-proof courses (initially of slate) were rarely
incorporated into external wall construction, and their
introduction into internal walls was even later.

There are two main approaches to tackling rising damp
in walls; improving the ground water conditions and
improving conditions in the walls (either by allowing
any damp to dry out naturally before it causes damage,
or by preventing its ingress). The most appropriate
method will depend upon the individual circumstances
and the reasons for the problem.

Providing field drains alongside the building to take
ground water away, reducing the ground level if it has
been raised, and improving the surface water drainage
on the uphill side of the house can all be helpful ways
of improving ground water conditions.

Alternatively, there may be specific factors causing the
rising damp which can be more easily and cheaply
remedied. For example, the building may already have
a damp-proof course which is broken or being bridged
in places. Or there may be an impermeable external
render which is preventing rising damp in the walls
from drying out. Removing any impermeable finish
(and if appropriate replacing it with a permeable lime
harl), should allow walls to dry out naturally. It may
take a couple of years for complete drying out, but this
period should be allowed before any more drastic
remedial action is taken.

However, if none of these solves the problem, a damp-
proof course might be considered. The most usual
damp-proof courses for installation into existing
buildings are electro-osmotic and chemical. They come
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with guarantees, but in rubble walls particularly, their
long-term success is likely to be very limited. In
addition there are visual implications as chemical
courses leave a line of substantial injection holes.

Woodworm infestation treatment. The common
furniture beetle is the main cause of damage to timber
by infestation. The beetle can be identified by small
boreholes of about 1.5 millimetres diameter. The
climate is too cold for deathwatch beetle in Scotland,
but there may be evidence of other wood-boring
insects. The timber most commonly attacked is the less
dense outer sapwood, or fast-grown modern
softwoods. Damp timber also seems more vulnerable
to infestation.

Where timber is very badly attacked, it will need to be
replaced by pretreated timber. In most cases, however,
it should be possible to retain and treat the existing
timber by pressure spraying, using an insecticidal
preservative. Care is required when choosing which
preservative to use, and which specialist company to
apply it. Health risks have been alleged to exist with
those containing Lindane and Pentachloro Phenol
(PCP) chemicals, and there are also restrictions as to
which can be used in bat roosts. For up to date
information see Remedial Timber Treatment in
Buildings: a guide to good practice and the safe use of
wood preservatives.

Joinery repairs. For joinery, the best timbers are
yellow Quebec pine, now very expensive, and Douglas
fir, which is of very good quality but nearly logged out.
Secondhand timber or a good red pine are
recommended for use in repairs, although new pine has
more knots than it used to.

The insertion of central heating or other services, or
rewiring, often causes damage to floorboards,
requiring at least partial replacement. Older
floorboards were usually wider than the standard sizes
currently available, and this can make it difficult to
match in new boards.

References Much good advice and information is
available on the subject of repairs to Georgian and
Victorian interiors; for further information see the
following publications, listed in the bibliography:- The
Care and Conservation of Georgian Houses, The West
End Conservation Manual and The Tenement
Handbook. Guidance is also produced by the National
Trust, the Victorian Society and SPAB. For repairs to
doors and windows see chapter 8 ‘Openings’.

9.2.3 Alteration and conversion

House interiors are seldom left unaltered for long, and
it is doubtful if there are any entirely unaltered kitchens
or wash houses in the humbler rural homes of the

Lothians, except where they have been empty for
several decades. Living rooms and bedrooms, whose
functions have been subject to less change, more often
remain much as they were, only superficially changed
by paint and wallpaper. Nevertheless, these rooms too
have often been modernised (but not necessarily
improved), for example by the flushing up of doors, the
removal of shutters or fireplaces, and the installation of
new doors, windows, fireplaces, radiators, even
partition walls or staircases. The restoration of any
altered original features should be a priority. If there is
good evidence of missing items (eg fireplaces), these
too could be reinstated by the introduction of suitable
second-hand replacements.

Much twentieth-century alteration has been of an
inappropriate nature and of poor quality. There are now
more skilled tradesmen/craftsmen who are able to carry
out good quality repair and restoration to Georgian and
Victorian interiors, so with care, a good standard of
work can be achieved.

Kitchen and bathroom improvements. Some of the
most frequent alterations to existing houses are the
installation or renewal of modern fittings in existing
kitchens and bathrooms. Other common changes
include the provision of a bathroom where none exists,
the addition of an extra bathroom inserted into an
existing bedroom, living or cupboard space, and the
incorporation of the kitchen area into the living space.

If additional bathrooms, shower rooms or WCs are
needed, it is better to use store rooms or small
bedrooms rather than compromise a good room by
dividing off a part of it. If a room must be divided,
consideration should be given to making the alterations
reversible. Some good individually-designed
bathrooms are fully self-contained. In addition, new
details should match the existing, particularly the
cornice and skirting on any new partition wall, and any
new doors. New pipe or duct runs should be
unobtrusively located.

General internal alterations. Proposals often include
extensive changes such as the removal of sections of
wall, and the stripping out of original fittings or
finishes. A careful assessment of the significant
qualities of the existing interior and its features should
be made before any alteration plan is chosen.
Retension of all the important elements of the interior
should be a priority. Where the building is listed,
removal of period features or any other alteration will
need listed building consent.

Roof dormers. A room in the roof, or a larger room in
the attic can be a way of increasing the accommodation
if existing space is limited. However, if it means
constructing a new dormer or enlarging an existing
one, caution would be advisable. It should be noted that









































































OUTSIDE SPACES

Within the courtyards, too, new walls and fences will
introduce clutter and detract from the original form
(either a clear open yard or one divided into rectangular
walled cattle courts). The sense of a yard space
enclosed by the farm buildings should always be
maintained. Different ownerships can if necessary be
indicated by the paving pattern. A central courtyard
might be protected and kept private by the use of a
simple vertically-boarded timber gate for example
(illus 339).

Outhouses and extensions. An addition or extension
should always play a subordinate role. It should never
dominate the original building as a result of its scale,
detailing, materials or location, and should not be
attached to, or in any way overlay, principal elevations.
Where an extension must be built adjacent to a
principal elevation, the new work should generally be
lower and set back from the existing facade. Any
proposal to extend in a way which would unbalance a
symmetrical elevation, and thus destroy the original
concept of the design, should be resisted. Whilst the
ability of each site to accommodate new work must be
carefully assessed, a proposal which is modestly
scaled, skilfully sited so as not to affect the overall
architectural composition and built to complement the
materials and detailing of the original buildings is most
likely to be acceptable.

Additions such as porches, conservatories, patios,
sheds, greenhouses and garages can have a dramatic
effect on the character of a traditional farm group (illus
371). The materials, form, detail and location will have
to be carefully considered if any of these are proposed.
For instance, standard ‘traditional’ conservatories
(designed to complement nineteenth century houses)
can be highly inappropriate when attached to a mill or
steading, and if a conservatory is acceptable at all, it
may be that a good modern design is better. It is for this
reason that many planning authorities restrict the rights
of householders to make minor changes to their
properties, through the use of an Article 4 direction, as
described in chapter 2.

Bin stores have to be provided, or a discreet location
for wheelie bins, and this needs to be carefully
considered at an early stage.

However, there are some ways in which the the visual
impact of the provision of outhouse accommodation
can be reduced. Garden sheds and bin stores can be
accommodated in existing buildings, or grouped
together adjacent to, or even inside, garages (at Hallhill
there are garden sheds in otherwise wasted corners of
the covered parking building). Greenhouses, too can
have separate areas allocated for them, perhaps a little
like allotments. Screen planting can help to integrate or
conceal new buildings.

There are some examples of quite radical recent
alteration to farm groups, for instance the covering
over of the courtyard with a (partially) glazed roof.
This can be successful in particular cases, when
designed with care and sensitivity. Late-nineteenth or
early-twentieth century glazed roofs over earlier stable
courtyards are not unusual, and cattle yards were often
covered in corrugated iron as a later adaptation, so in
some cases there is an historical precedent for this.

Hard landscaping - materials and details (illus 338
to 341, 374, 375). The existing materials and details
ought to form a guide for new hard landscaping in any
conversion. Cobbled, setted and paved surfaces should
always be retained and carefully repaired to match the
original detail. Where new hard landscaping materials
must be introduced, these should be carefully selected
to complement the existing surfacing materials. Many
successful steading or mill developments use gravel,
setts or cobbles in courtyards or around the buildings.

Gravel. River-washed gravel is both more attractive
and easier on the feet than angular whin chips. A well-
graded mix will be better than ‘no fines’. Granite chips
are not a local material and should preferably not be
used. If gravel is laid on a permeable membrane, the
growth of deep-rooting perennial weeds should be
eliminated, although there will always be some annual
weed growth. The membrane should be laid on a base
of whin dust or sand. The provision of a timber kerb or
other edging will confine the gravel to the intended
area. Topping up with additional gravel will be
required periodically.

Flagstones. Newly-quarried Caithness slabs are
available. The specification should be appropriate for
the location and expected traffic (bedded on sand or
whin dust for foot traffic with a bitumen macadam base
below for vehicular traffic). The slabs should be laid
with very tight joints, and whin dust or sand brushed
into the joints. Traditional laying patterns should be
followed (illus 374).

Cobbles and setts. Whin dust (the finest grade) is a
suitable bedding for new or relaid cobbles or setts.
Setts subject to vehicular traffic are now generally laid
on a bitumen macadam road base, as it is more flexible
than concrete (illus 375).

The most usual method of filling the joints is that a wet
mortar slurry is poured over the newly bedded stones.
This is covered with a layer of sawdust, left overnight
and brushed clean the next day. To avoid defacing the
stones with mortar, a dry mix can instead be brushed
into the joints, and dampened with a spray from a
watering can. A lime mortar should be used if this
method is to be adopted. However, the more traditional
method is for whin dust to be brushed into the joints
instead of mortar, and this is the preferred method.
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The outside spaces rarely have features to preserve
(although there may be interesting equipment and
pieces of work which have been thrown out into the
garden), and no major changes should be necessitated
because of conversion.

Watermills are sought after for dwellings because of
their wonderful situations. If the number of units can
be kept small, a conversion need not demand too much
change in the outside space. If the number of units is
high, there is less chance of a conversion which
preserves the original character.

The type of requirement imposed by conversion is
access for large vehicles, car parking and garaging,
safe pedestrian access to each front door (perhaps soon
for the disabled as well as the able-bodied), provision
for bin storage, new lighting and the supply of new
services. Although 10.3 3 is focused on farm buildings,
the principles of conversion to other uses given there
apply equally to industrial buildings.

10.5 Building Regulations Applicable to
Outside Spaces

In a conversion there are several regulations which
may have a direct effect on the use and treatment of the
outside spaces:-

Regulation 13. Technical Standards Part E: Means of
escape from fire etc. Access for the fire brigade ladder
is required to an area of cleared ground below each
emergency access window.

Regulation 15. Technical Standards Part F:
Combustion Appliance Installations and Storage of
Liquid and Gaseous Fuels. The provision of an oil or
LPG storage tank, often introduced as a result of sub-
division or conversion, requires building warrant.

Regulation 29. Technical Standards Part Q: Access
and Facilities for Dwellings. Safe and convenient
access from a suitable road must be provided to each
dwelling. Access to at least one entrance must be
suitable for disabled people.

Regulation 30. Technical Standards Part R: Solid
waste storage. This sets out the requirements for the
provision of accommodation (often just stances) for
containers or bins.

Regulation 31. Technical Standards Part R:
Dungsteads and farm effluent tanks. This details the
required construction, location and drainage or
ventilation of dungsteads and farm effluent tanks.

Regulation 32. Technical Standards Part S: Access to
and Movement within Buildings and Protective
Barriers. This section details the access requirements
for buildings other than dwellings. Access to at least
one entrance must be suitable for disabled people.

10.6 Guidelines

The following guidelines are suggested for the
repair or alteration of outside spaces:-

Landscape context. Any development should
respond to the qualities of its own particular
landscape setting, and priorities should be set
accordingly.

New requirements. Consider these at an early
stage and discuss them with the local authority, so
that they can be properly integrated into the
design. Be realistic about how many new dwelling
units can be fitted into an existing complex,
without major changes to its character.

Setting. Try not to affect the setting adversely by
the introduction of obtrusive suburban clutter such
as roads and lamp posts, garages, unscreened
parking areas, fences and pavements.

Gardens. Only the dwellings originally had
gardens. Keep new garden areas around other

converted buildings as simple, open and
unobtrusive as possible.
Steading courtyards. Retain the original

character as far as possible. Do not introduce new
divisions, walls or fences, and do not add clutter
with street furniture, planting and new paving
materials.

Vehicles. Vehicular access should be restricted
either to courtyards or to outside areas. Adeqate
provision for parking and servicing should be
made, but with as little change as possible to the
outside spaces and landscape setting.

Lighting. Restrict the areas of strong lighting and
use lights which answer the needs of each location.

Boundaries. Do not over-domesticate an
agricultural or industrial setting with new fences,
walls and hedges, particularly in new materials.

Outhouses and extensions. Reuse existing
buildings rather than building additions where
possible. Ensure that any extensions, sheds and
greenhouses are sympathetic in scale, discreetly
located and designed to fit in with the character of
the existing buildings.

Hard landscaping. Use traditional local materials
and detail them appropriately.

Planting. Use species already growing
successfully in the vicinity. Do not plant exotics in
an agricultural countryside setting, or impose
strong new forms with hedges or evergreens. Any
new planting should relate to the existing planting
and landscape.
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379  Plan of Cauldhame farm, scale 1 to 1250.
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380 New house plan following conversion.
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388  Plan of buildings and
site at Redhall Mill,

Edinburgh, scale 1 to 1250.
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389  Plans for the watermill following conversion to residential use.
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The conversion has destroyed much of the character of
the mill, albeit already a ruin before work was started.

Cottages (illus 393, 398, 399). A further extension is
being added to the two single-storey mill cottages
running alongside the river on the north of the site
(which have been amalgamated into one dwelling), and
a previously demolished building adjacent has been
reconstructed. One of the cottages used to have a
pantiled roof, but now all roofs are slated. There are
new, rather clumsy astragalled windows, over-large
glazed doors, and external blind boxes at lintel level for
awnings. There is a relatively new decorative metal
gate, rather too elaborate for these straightforward and
simple cottages. In spite of all these alterations, the
modest domestic character is retained, and the original
function is clear. Further incremental alterations to the
site may eventually erode this clarity.

Garage (illus 400). More recently, a garage has been
built to serve the watermill conversion. It is located to
the east of the mill and built into the banking. The front
facade is of stone (a good example of ‘crazy paving’ as
mentioned in chapter 5, 5.2.1 and 5.2.3) and the gables
are cement-rendered. The roof is Scottish-slated with a
non-traditional timber fascia and bargeboards.

Mill lade, bridge and walls. The mill lade was
retained, as required by the planning authority, and the
bridge has been rebuilt in natural stone (recycled stones
from a demolished building) pointed with cement
mortar. There is a new stone wall alongside the access
road, but unfortunately the detailing is not traditional;
for instance the coping is too shallow and the wallhead
is stepped instead of running parallel to the ground.
The new stones do not match the old - they may be
granite not sandstone - and are bedded vertically
instead of horizontally in many cases. The
workmanship is poor.

Ground surface (illus 395). The original sloping
ground level against the watermill has been excavated,
levelled and retained by new walls. The rather puzzling
new basement area in front of the mill obscures the
earlier layout, and complicates its previous simplicity.
Original setts have been retained and give a measure of
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authenticity to the hard landscape, although parts have
been relaid. It is likely that the unmetalled track is soon
to be surfaced. The ground around the grinding mill is
enclosed by a picket fence.

Machinery. All the original mill machinery has been
removed from site, apart from a few relics which lie
outside and presumably belong to the owner.

11.2.4 Comment

Although the old watermill building has been retained
and reused, it now looks domestic in character, despite
the survival of many non-domestic features. However,
the siting and scale of the watermill and cottages still
make the original functions clear.

The former grain mill, luckily less visible from the east
bank, has been changed beyond recognition and gives
very few clues to its earlier purpose.

The new garage is probably the most obvious and
intrusive intervention, because of its very visible
location and anachronistic character.

The site overall is now much more formalised and
domestic in nature than it would have been, despite the
continued domination of its character by the steeply
wooded river valley environment. The charm of the
setting and of the arrangement of stone buildings
makes this an attractive and interesting group still,
despite the fact that more of the original form, detail
and machinery have been lost than might have been
hoped for.

It should perhaps be noted that this conversion was
carried out some years ago; current projects have to
satisfy more rigorous conservation policies and
conditions.

References. For further information on these
buildings, see the RCAHMS survey and NMRS
photographs, as well as the Dean of Guild/building
warrant drawings held by the local authority and
Statuatory List of Buildings of Special Architectural or
Historical Interest.










CASE STUDIES

11.4 CASE STUDY 4
Redside Steading, East Lothian (illus 405 to 417).

11.4.1 Background

Redside is an early to mid-nineteenth century steading
located in open countryside between North Berwick
and East Linton.

The steading appears to have been built in two stages;
the earlier part with pantiled roofs is to the north and
the later, slate-roofed mid-nineteenth century part
(dated 1849) to the south. The steading has rubble-
stone walls throughout, with droved ashlar dressings.
The overall architectural style is simple, but of good
vernacular quality.

The steading comprises a double quadrangular group
of buildings, including a slated five-bay cartshed with
granary above in the east range; a piend-roofed engine
house with chimney stump attached to the barn (which
has a hayloft door) in the west range; and a
symmetrical stable block in the south range, with wide-
arched projecting central pend and projecting end
gables.

The farm had moved its operations to more modern
buildings located well away from the steading, which
as a result had been redundant for some time and had
fallen into serious disrepair. It is category B listed.

11.4.2 Conversion

The steading has recently been converted into thirteen
houses following the granting of planning permission,
listed building consent and building warrant.

The principle of conversion to residential use was
considered acceptable by the planning authority
because the steading was no longer required for
agricultural use. No demand had been shown for any
other alternative use. It was essential to secure a
suitable new use for the steading so as to reverse the
process of decay and help preserve the historic building

group.

The main challenge was to enable thirteen houses to be
accommodated within the conversion without undue
loss of the special historic and architectural character
of the steading. Thirteen houses is a high number for a
steading conversion and produces pressure for
considerable change to the buildings to satisfy modern
living standards. A reduction in the number of
proposed houses would have reduced the extent of
physical alteration, but the developer in this case was
not willing to accept a lower number.

Following lengthy negotiations involving considerable
amendments to reduce the amount of alteration, the
conversion scheme was granted planning permission

and listed building consent, subject to a considerable
number of detailed planning conditions aimed at
safeguarding the historic and architectural character of
the steading and its setting. ‘Permitted development’
rights were removed by a planning condition to ensure
that the planning authority retains control over the
domestic paraphernalia such as garden sheds,
greenhouses, and satellite dishes, which if not
controlled can erode the special character of the
steading and its setting.

The conversion was carried out by a private developer,
and did not receive any grant from Historic Scotland or
the local authority.

11.4.3 Main Features

Downtakings and Reconstruction. Downtakings
were limited to a few corrugated iron roofs within the
inner courtyards, plus a dilapidated shed in the north-
west outer courtyard. Areas of reconstruction
comprised most of the old pantiled roof structures,
some of the rubble walls, a byre in the east range
(which was rebuilt with eaves 800 millimetres higher
to provide habitable room space; this unfortunately
altered its scale) and the south range central arch,
which was carefully dismantled to enable essential
structural repair work to be carried out, and
reconstructed to match its previous form. An
engineer’s report would have been useful in
establishing at the outset how much reconstruction was
going to be needed, and making sure that only the
minimum was allowed.

New Openings. The size and number of new door and
window openings was kept to the minimum needed to
satisfy daylighting and access requirements. However,
this still resulted in a relatively large number of new
openings (around forty in all), because of the high
number of dwelling units involved.

Wider openings. All the existing wider openings were
retained and infilled with dark-stained timber-framed
and glazed screens. These include the east range
cartshed openings, where the glazed screens are deeply
recessed behind the columns so as to retain the shape
of the original openings and prevent reflections in the
glass disturbing this character. Glazed parts of the
timber screens and doors are non-astragalled, to
minimise the amount of timber framework. The
approved ‘dark’ stain has turned out to be a rather
obtrusive red-brown. It would have been better if a
really dark, matt colour had been used, or a
reinstatement of the blue-grey and dark green colours
evident before conversion.

With the exception of the arched opening in the west
range, all wider openings have been provided with
225-250 millimetre deep dark-stained timber lintels to
replicate the original timber lintel detail.
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405 Plan of Redside steading, East Lothian, scale 1 to 1250.
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Rooflights. These have been kept to the minimum
necessary for daylighting and ventilation requirements.
They are located mostly on the inner courtyard roof
slopes and are flush-fitting with minimal flashing.
Rooflights are of the modern type, but approval was
given for a central dummy glazing bar to reduce the
scale. The skylights sit well and fairly unobtrusively in
the slated roofs, but the dark colour of the frames and
flashings stand out too much on the pantiled roofs. It
would be beneficial if the manufacturers produced
terracotta-coloured frames and flashings for rooflights
to be used in pantiled roofs.

Roofs. Vents were concealed wherever possible. Eaves
ventilation was hidden behind cast-iron rhones and
overhanging tiles or slates. Ridge ventilation is flush-
fitting under the clay ridge tiles. Original-style timber
louvred ridge vent boxes were reinstated or repaired to
provide further outlet for vents, including outlets for
bathroom mechanical extractors. Their retention was
important for the roofline, but they would have been
better painted a darker colour. Metal flues were used
instead of new masonry chimney stacks, as they were
considered more sympathetic to the character of the
farm steading (although they appear too shiny; a matt
finish would have been less obtrusive).

Masonry. The use of artificial stone for new and
replacement stonework was not allowed. ‘Blaxter’
natural stone was used for new dressings - rybats, cills,
lintels, skew copes etc. - and tooled to match the
existing. Second-hand rubble was used for the
remainder of the stonework.

Mortar. Mortar analysis was carried out by the
Scottish Lime Centre, who recommended a 1.3 mix of
mature lime putty and ‘Gowrie’ fine sand for ashlar
joints, or ‘Gowrie’ coarse sand for rubble stone work.
Inspection on site shows new pointing to be
considerably lighter in colour than the original, but it is
hoped that it will darken over time.

Central Courtyard. Internal courtyard walls, stone
gate piers and feeding troughs were retained. The walls
provide useful boundary lines whilst preserving an
original feature of the steading. Some of the feeding
troughs have been used for planting flowers. There are
no new walls or fences. The internal courtyard was
surfaced with loose chippings where previously it was
concreted and gravelled. Simple timber field-style
gates were used between the stone piers. These are
rather too small in proportion to the walls; the original
gates were probably the same height as the walls.

Outer areas. The perimeter of the site around the
steading has been treated simply with grassed areas
sub-divided by 500 millimetre high knee-rail fencing
to delineate each garden. The fencing was kept low to
try to minimise its impact, and illustrates the difficulty

of meeting the need for boundaries between ownerships
while keeping the area uncluttered. Further means of
enclosure is provided by existing field boundary walls.

A new site access road around the perimeter of the
steading was reduced from the originally proposed 5
metre width to 3.9 metre width - the minimum
necessary to allow for refuse collection vehicles. The
new road is set further away from the buildings than the
original access, so as to leave space for gardens next to
the buildings. This unfortunately intrudes into the field
pattern and so increases the impact on the countryside.

Parking needs are met by four relatively small new
garage blocks positioned around the perimeter of the
site. These have harled walls and slated piended roofs.
There are also open parking bays beside the garages.

Additions. Apart from a small infill extension in the
north perimeter courtyard and the detached garages
described, the conversion required no additions to the
steading. The infill is of rubble stone with a pantiled
roof to match the existing buildings. It replaced the
previous metal-roofed structure. The extension cannot
be seen from outwith the steading site, and does not
detract from its general character. Garages are detached
from the steading and positioned outside the perimeter
road. This allows the clear view of the steading to be
retained.

Subsequent to the completion of the development, a
conservatory has been approved and built for the house
in the north-west corner of the steading. It is positioned
in the outer north-west courtyard, where a previous
timber farm shed was located. This shed was
dilapidated and removed as part of the approved
downtakings. The conservatory was considered
acceptable in view of the previous existence of the
shed, and in view of its design being tailored to fit in
alongside the stone wall of the north courtyard, and
between the house and a stone outbuilding. It has a
stained finish to the timber frame, to match the other
external timberwork in the steading. Given its
particular location and design, it is not obtrusive.

11.4.4 Comment

This conversion includes a large number of dwelling
units, and shows the substantial demand for alteration
to a steading in such a conversion. The finished scheme
is a significant improvement on the original
application, illustrating the importance of investing
time and work to achieve a more satisfactory solution.
Even so, in this case the high number of dwellings
resulted in new garages, and more extensive changes
(for instance new windows and rooflights) than would
otherwise have been needed. Detailed design was
rather standardised and the treatment of gardens and
outside spaces generally has had an inevitable
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14 GLOSSARY

Architrave (in joinery) Timber facing around door or
window opening, covering junction between outer
frame and wall surface.

Astragal Window bar.

Bargeboard (or vergeboard) An inclined timber fascia
covering the ends of roof timbers (or thatch) at the
gable skew.

Beebole Recess in a garden (or farm) wall designed to
hold a beehive or beeskep. Usually in a line of three or
four.

Blaes Shale (blue when excavated, but usually used
after burning when it is red in the Lothians).

Broached (definition taken from The Care and
Conservation of Georgian Houses see bibliography,
but there may be local variations in terminology; not all
descriptions agree) A broached finish is produced by
either a toothed tool or a gouge, to form a series of
equally-spaced horizontal (or vertical) furrows.
Individual stones treated in this way usually exhibit
chisel-drafted margins, the furrows being stopped 15-
30mm short of the dressed edges.

Came H-section lead frame for glass within leaded
lights or stained glass windows.

Cobbles Rounded stones used as paving.
Cot house Farmworker’s cottage.

Cottar Married farmworker who has a cottage as part
of his contract of employment, tenant in tied house.

Doocot Dovecot.

Dressed (of stone masonry) Cut and tooled or worked
smooth.

Droved (definition taken from The Care and
Conservation of Georgian Houses as for broached) A
droved finish is produced by a hammer and boaster to
form a series of 35-50mm wide bands of more or less
parallel tool marks. It is commonly applied to
relatively inexpensive work.

Feu Feudal tenure of land.

Freestone Building stone (usually sandstone or
limestone) which is fine-grained and uniform enough
to be worked in any direction, and can therefore be
carved.

Gig house Shed for housing a small horse-drawn
vehicle.

Galleting Use of small pieces of stone, terracotta tile
etc (pinnings) to fill between larger stones in masonry,
to reduce the joint size.

Graip Fork.
Harl A thrown finish of lime and aggregate.

Harl point, sneck point, sneck harl or slaister point
Pointing spread over the surface of adjoining masonry,
so that the faces of larger or projecting stones are left
uncovered. Sometimes with ‘bag rubbed’ finish.

Hind Ploughman.

Horonizing (or shivers) Small off-cuts of stone set into
mortar, to provide a hard ground surface.

Horse engine house Circular or polygonal building
housing horse and driveshaft equipment to power
threshing machine. Also commonly known as
horsemill or horsegang.

Hydrated lime Stored in the form of a dried powder.

Hydraulic lime Impure lime derived from limestone
containing clay minerals that give mortar a chemical
set which is quicker and harder than the carbonation of
pure limes. Limes can be feebly, moderately or
eminently hydraulic. Hydraulic limes cannot be stored
for any length of time because the chemical set will
cause them to harden, and they are therefore stored as
dry hydrate.

Inband and outband Dressed stones around an
opening with alternately longer and shorter stones
projecting into the adjoining masonry.
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Led Subsidiary, amalgamated.

Led farm A smaller or outlying farm managed through
an employee.

Ludge Open-fronted shelter used as a workshop.
Pend Covered passageway or entry.
Piend-roofed Hip-roofed.

Potence Rotating ladder for access to the nesting boxes
of a doocot.

Rat course Horizontal line of projecting stone (string
course) used on doocots to prevent rats climbing up the

walls and entering the doocot.

Rebate Rectangular section cut out along a masonry or
timber edge.

Rendering An external plaster system.

Reed Cattle court.

Rhone (or rone) Gutter.

Rybat Dressed stone to the side of an opening.

Safe lintel Inner timber lintel used behind the outer
stone lintel to an opening in a wall.

Sarking Roof boarding.

Scabbled (of stone) Roughly faced with pick, chisel or
hammer.

Setts Rectangular granite or whinstone blocks used as
paving or a road surface.

Skew The edge of a sloping roof at its junction with the
gable wall, verge.

Smiddy Blacksmith’s workshop, smithy.

Solum The ground below the lowest floor in a
building.

Stell A walled enclosure to shelter sheep.

String course Horizontal line of projecting stone.
Stugged (definition taken from ‘The Care and
Conservation of Georgian Houses’ as for broached) A
stugged finish is produced by forming depressions on
the rough stone surface with a mason’s punch. A
droved margin is often worked on individual stones.

Trevise (or trevis) Stall partition.

Vernacular Native or indigenous, not designed or
taught.

Whin Basalt or other dark igneous rock.
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