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	Date Inspected:
	19/09/17
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APROVAL

	


	Development Description:
	Conversion of existing agricultural building into cattery.

	Site Address/Location:
	Causeway Farm, Longsight Road, Balderstone 

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received

	

	CONSULTATIONS:
	Highways/Water Authority/Other Bodies

	Highways:
	No objection subject to conditions


	CONSULTATIONS: 
	Additional Representations.

	No representations have been received


	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape
Key Statement EC1 – Business and Employment Development

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME4 – Protecting Heritage Assets  
Policy DME3 – Site and Species Protection and Conservation

Policy DMB1 – Supporting Business and the Local Economy 

National Planning Policy Framework (NPPF)

Planning (Listed Building and Conservation Area) Act 1990


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location/Address:

The application relates to Causeway Farm, located directly off the A59 in Balderstone. The application specifically relates to an existing single storey brick built storage building some 25m to the north west (rear) of the dwelling/farmhouse at Causeway Farm. 

The existing farmhouse is a Grade II listed building set back from the A59, with various existing storage buildings and barns to the rear. At a recent site visit the applicant informed the case officer that this was not a working farm. 

Whilst located just off the A59, Causeway Farm itself, being surrounded by fields, is isolated in terms of its relationship with neighbouring properties. The nearest neighbouring building is the Spar/Esso garage some 150m to the north east. To the north there are some residential dwelling fronting onto Higher Commons Lane but these are also some 150m from the building to which this application relates.    
Access to the site/building is obtained via a private track owned by the applicant. 



	Description of Proposed Development:

The application seeks consent to convert a single storey brick built building into cattery which would accommodate up to 12 cats. The proposal includes no significant external structural alterations to the building, however the brickwork would be re-pointed and cleaned, and a new (replacement) sheet metal roof installed.  

The south east facing front elevation of the building has six window openings, although these do not currently contain any glazing, and the application proposes to install 6 new UPVc (grey) windows within these existing openings. On the rear elevation 12 viewing cages would be installed for the cats to use.

To the rear an enclosed area would be resurfaced with grass and two car parking spaces would be provided directly adjacent to the building. The application also includes the creation of a vehicle passing point along the access track, at the request the Highway Officer.     


	Relevant Planning History:

3/2012/1072 - Proposed conversion of barns at Causeway Farm to form dwelling and associated detached garage – granted (permission not implemented)


	Principle of Development:

Whilst the application site is located within the defined open countryside, and the Core Strategy seeks to focus development to the principle and tier one settlements throughout the borough, Key Statement EC1 also promotes sites on the “A59 corridor” for business and employment use. The application site is located directly on the A59, in between Mellor Brook and Osbaldeston and therefore constitutes a sustainable location in terms of access for vehicles.  Furthermore, Policy DMB1 of the Core Strategy seeks to support business growth and the local economy.

In view of the above, the broad principle of a cattery in this location is compatible with the fundamental aims of the core strategy to support business growth and the local economy, subject to compliance with other issues/policies detailed below. 


	Impact Upon Residential Amenity:

Policy DMG1 seeks to ensure that development proposals do “not adversely affect the amenities of the surrounding area” and “provide adequate day lighting and privacy distances”. 

Whilst the application site is located within a sustainable location, adjacent to the A59, it is somewhat isolated in terms of its location in relation to neighbouring buildings/properties. As detailed earlier in this report, the nearest neighbouring buildings are the Spar/Esso petrol station and the dwellings on Higher Commons Lane, with these properties being approximately 150m from the proposed cattery building. At such distances it is not considered that the proposed use would have any significant impact upon neighbouring amenity by way of noise and disturbance from the cats at the cattery or the comings and goings of customers, particular given the application site’s location close to the A59 which is a busy main road producing back ground noise. 
The Council’s Environmental Health Officer has raised no objection to the proposal, however has requested an informative be attached to the recommendation advising the applicant that they must comply with the CIEH model licence conditions and Guidance for Cat Boarding Establishments 2013. 

The nearest residential dwelling will of course be the property at Causeway farm, some 25m away from the application building, however this is the applicant’s dwelling and from which the proposed cattery use will be managed. Within the site planning permission has been granted for a barn conversion, however this permission was not implemented and has now expired.  

In terms of visual impact, the proposal seeks to convert an existing building without the need for extension or significant alteration , and thus the building itself would have no greater visual impact on neighbouring uses/properties. 
In view of the above the proposal complies with Policy DMG1 which requires all proposals to be compatible with surrounding land uses.


	Impact on Listed Building/ Visual Amenity/External Appearance:

The dwelling at Causeway Farm is a Grade II Listed Building and the visual impact of the proposed building on this listed building must be considered.  
Section 66 of the Planning (Listed Buildings and Conservation Area) Act 1990 places a duty on the local planning authority in considering whether to grant planning permission for development that affects a listed building or its setting, to have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest.

One of the 12 core planning principles of the NPPF is to conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations.  Similarly, Policy DME4 of the Ribble Valley Core Strategy does not support development that would cause harm to the setting of Listed Buildings and Key Statement EN5 states that there is a presumption in favour of the conservation and enhancement of the significance of heritage assets and their setting. Paragraph 131 of the NPPF requires LPAs to take account of the desirability of sustaining and enhancing the significance of heritage assets. Paragraph 132 requires great weight to be given to the conservation of heritage assets and paragraph 133 states that where a proposal will lead to substantial harm to the significance of a designated heritage asset, consent should be refused unless it can be demonstrated that there are public benefits that outweigh that harm.   

The application relates to the conversion of an existing brick storage building and thus what is proposed would have no greater impact upon the listed building than what currently exists on site. Furthermore the existing storage building to be converted is in a poor visual appearance, with an old and untidy roof and no glazing within the window openings. The proposal seeks to replace the existing roof, clean and repoint the walls, and fit new windows in the existing openings to the visual improvement of the existing storage building and the farmstead in general. 

As such, it is considered that bringing this detached brick storage building into a functional use, and improving its general appearance through maintenance works will likely enhance, but at the very least conserve, the setting of the listed building in comparison to the existing situation.  It is therefore considered that the proposed development would comply with the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy, as well as national guidance contained within the NPPF and the Planning (Listed Building and Conservation Area) Act 1990.     

In terms of the wider area, the application building is only visible from within the grounds of the farmstead and the installation of cat cages/balconies to the rear of the building would not unduly affect the amenity of the area, or the listed building as they have been sited on the opposite elevation. As such the proposal would not have any undue visual impact on the open countryside or landscape quality of the area in accordance with Policy DMG1 and Key Statement EN2. 



	Highways:
The submitted application shows two car parking spaces adjacent to the building for customer parking and at the request of the highway officer an amended plan has been submitted to show a passing point along the private access road to enable vehicles to pass within the site, rather than having to reverse out onto the A59. 

Conditions have been attached to ensure that these car parking spaces, and the passing point, are made available for use before the cattery becomes operative.   


	Ecology:

The application is accompanied by a Roosting Bat Survey which summarises that no evidence of bats were found and that bats are very unlikely to roost within this building. The survey did however find evidence of bird nests. 

In view of the above the submitted report states that works on this building should take place outside of bird nesting season (March – August) and in order to encourage biodiversity enhancement two bat and bird boxes should be provided on the site. It is not practical for these to be sited on the cattery building and thus a condition has been attached requiring these to be sited elsewhere within the site (edged blue).  



	Other issues/Conclusion:

In view of all of the above, and having regard to all material considerations and matters raised, the application is considered to be acceptable and subsequently recommended for approval, subject to conditions.



	RECOMMENDATION:
	That planning permission be granted subject to conditions


