Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2009/0209/P

	Development Proposed:
	Proposed boarding kennels at Beckfoot Farm, Tosside

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections on highway safety grounds.

Environment Directorate  (County Ecologist) – Comments that, whilst there will be no direct loss of biodiversity value from within the Biological Heritage Site (BHS) as a result of the proposal, it seems likely that there will be indirect losses (as there will be a “creep” of disturbed areas into the BHS).   There are areas of the BHS that could be managed more appropriately, and such measures (eg appropriate and sensitive weed control) could go some way towards compensating for impacts associated with the development.  However, it does seem slightly disproportionate to require the applicant to submit a management plan for the BHS on the back of an application for boarding kennels located within an area of no current biodiversity value.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV9 – County Biological Heritage Site.

Policy ENV19 – Setting of Listed Building.

Policy EMP12 - Agricultural Diversification.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Beckfoot Farm is located in a very isolated location at the end of a very long access track off the southern side of the road between Grunsagill and Tosside.  

The farmhouse is a Grade II listed building.  Land within the agricultural holding and to the north and west of the farmhouse is within the Bond Beck Pastures County Biological Heritage Site.  

Sometime around the year 2000, an agricultural storage building and an equestrian ménage were formed without planning permission on land within the BHS.  Application 3/2000/0725/P sought retrospective permission for this building and ménage (and also for another unauthorised agricultural building on another part of the holding).  From the file it would appear that, in considering that application, regard was paid to the effects of the developments on visual amenity and upon the setting of the listed building, in respect of which all elements of the application were considered to be acceptable.  Any affects upon the BHS, however, do not appear to have been considered.  Retrospective permission was granted for all three elements of the application.  

Pre application advice was sought for a development containing 54 kennels and 30 cattery units in a ‘U’ shaped building surrounding a central parking area.  As originally submitted, this enquiry proposed a development on the site of the existing ménage.  At a site meeting,  however, the applicant expressed a preference for an alternative site on higher ground further away from the farmhouse.  For visual amenity reasons, I expressed a strong preference for the original proposed siting as, in the alternative location, the building would have been much more visible and prominent within the AONB landscape.  I did, however, advise that, in that originally proposed position, the effects of the building on the BHS would be a factor to be considered.

This application seeks permission for a much smaller scale development of 12 boarding kennels and a kitchen within a single building approximately 23m x 8m wide with an eaves height of 3m and a ridge height of 4m.  The building would be sited to the north of the existing agricultural storage building and west of the ménage, and would therefore encroach onto the BHS.  Its walls would be horizontal and vertical timber boarding and its roof would be anthracite coloured corrugated fibre cement sheets.  I consider this relatively small proposal to represent a scheme of agricultural diversification in accordance with Policy EMP12 of the Local Plan.

The County Surveyor has expressed no objections and has not suggested any conditions in respect of access or highway safety issues.  There is an adequate parking and manoeuvring area for a business of this scale to the front and side of the existing farmhouse.

The County Ecologist has not expressed any specific objections, and has not requested the imposition of any conditions, in respect of the effects of the development on the BHS.  In short, she considers that the works to the land to form the ménage and the construction of the existing storage building would have severely reduced the ecological value of this particular part of the BHS, and that the proposal would not worsen matters sufficiently to warrant any requirements for remedial works.

The proposed building would be separated from the listed farmhouse by the existing agricultural storage building that, itself, was considered to be acceptable in respect of its effects on the setting of the listed building. I therefore consider the proposed building to also be acceptable with regards to this particular consideration.  

The building is also appropriately located close to the existing group of farm buildings and is on relatively low lying ground that is surrounded on most sides by mature trees.  Its size, design and external materials are also appropriate for its use and for its location.  As such, it would not, in my opinion, have any detrimental effects upon the appearance Area of Outstanding Natural Beauty.

The site is so distant from any other dwellings that the proposed kennels should not result in any noise nuisance to any local residents.

Overall, I consider the proposal to be acceptable and in compliance with all of the relevant policies of the local plan.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed building and its use as boarding kennels would not have any seriously detrimental effects upon visual amenity, the ecology of the Biological Heritage Site, the setting of the listed farmhouse, highway safety or the amenities of any nearby residents. 

	RECOMMENDATION: That conditional planning permission be granted.
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