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YORKSHIRE DALES NATIONAL PARK AUTHORITY 

Committee: Planning Parish: Langcliffe 

Date: 22 February 2022 Officer: Tim Davis 

Applicant: Mr I McKenna  Application No: C/48/627J 

Site Address: The Old Dairy, Cowside, Langcliffe, Settle, BD24 9PZ 

Proposal: Full planning permission for conversion of the Old Dairy to a live/work unit and 
to use the former shippon building as a dog breeding unit, with adjacent land 
used as a dog exercise area (retrospective) 
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REASON FOR COMMITTEE CONSIDERATION 

1. In the opinion of the Head of Development Management it is in the best interests of the 

National Park Authority that the application is considered by the Committee. 

APPLICATION SITE 

2. The application site is located approximately 2 miles north-east of Langcliffe and comprises 

two detached timber buildings and the land immediately north and west. To the north of the 

site is Cowside Beck and to the east are several residential and former agricultural buildings 

historically associated with Cowside Farm. The land to the south rises toward Henside Lane 

and a linear belt of mature trees parallel to the road. The surrounding landscape is largely 

undeveloped and characterised by open pastural fields.   

The larger of the two timber buildings is known as the ‘Old Dairy’. The smaller outbuilding 

(sited immediately west of the Old Dairy) is known as ‘the shippon’. These names shall be 

used throughout this report.  

PROPOSAL 

3. Full planning permission for conversion of the Old Dairy to a live/work unit and to use the 

former shippon building as a dog breeding unit, with adjacent land used as a dog exercise 

area (retrospective)  

RELEVANT PLANNING HISTORY 

4. C/48/627E - Full planning permission to retain building as bathroom showroom (retrospective)                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                            

(APPROVED 18/09/2009)    

EC/48/35 – Enforcement Notice served stating that use of the Old Dairy as a self-contained 

dwelling house shall cease within six months (14/05/2019) 

C/48/627H - Full planning permission for use of single storey former shippon as a dog 

breeding unit and use of adjacent enclosed land to provide exercise area (retrospective)                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                          

(REFUSED 21/04/2020)  

APP/C9499/C/19/3231818 – Appeal against Enforcement Notice (dated 14/05/2019) 

dismissed (17/08/2020) 

CONSULTATIONS 

5. The comments of statutory and non-statutory consultees are summarized below:  

Clerk to Langcliffe PC 
Langcliffe Parish Council discussed this application at the meeting held on 03/05/2021 and 
resolved to approve the application. 
 
Highways (Craven DC) 
There are no local highway authority objections to the proposed development. The proposed 
development does not alter the existing access to the site or the volume of traffic using the site.  
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CEHO (Craven DC) 
The Environmental Health Officer has confirmed by email that a dog breeder this size should 
ideally be located in a more isolated location (e.g. not within an urban environment) as it would 
be difficult to control noise. 
 
The attached noise report suggests that noise from dogs will not impact nearby receptors but the 
report suggests a noise limit and mitigation recommendations.  
 
Setting a noise limit may offer some future protection to nearby residents. It is recommended that 
a condition is included with any planning permission stating that ‘noise from the kennels shall not 
exceed 50dB (LAeq 15 mins) at the boundary of the nearest residential property between the 
hours of 07:00-23:00’. 
 
The historical use of the agricultural building could have led to some potential contaminated land 
issues, namely fuel or agricultural chemical storage. The proposal is to introduce a sensitive 
receptor to the site and this must be taken into account. However any potential contamination is 
likely to be isolated.   
 
Should any significant contamination be encountered during development, the local planning 
authority shall be notified in writing immediately. A Remediation Strategy shall be submitted to, 
and approved in writing by, the local planning authority. The approved remediation measures shall 
be implemented in accordance with the timescales in the approved Remediation Strategy. 
Following completion of any measures identified in the approved Remediation Strategy, a 
Validation Report shall be submitted within agreed timescales to, and approved in writing by, the 
local planning authority. The site shall not be brought into use until such time as all the validation 
data has been approved in writing by the local planning authority at the agreed timescales. The 
Remediation Strategy and Validation Report shall be prepared in accordance with current best 
practice. 
 
Fire Officer (Craven) 
No objections.   
 
Trees & Woodlands 
No objections.  
 
PUBLIC RESPONSES 

6. A site notice was displayed on 27/04/2021. No public comments received.  

ASSESSMENT 

7. Key Issues: 

 Principle of development  

 Landscape impact  

 Impact on residential amenity  

 Impact on biodiversity 

 Impact on highway conditions  
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PRINCIPLE OF DEVELOPMENT 

8. The application site is located within an area classified as ‘open countryside’. The Local Plan 

business and employment policies aim to steer new business development toward more 

sustainable locations. Policy BE1 (Business development sites) permits development of 

unallocated land for new small-scale business or employment uses on sites in or adjacent to 

the list of settlements in Table 1 (Local Plan p.15-16).   

 

9. Policy BE4 (New build live/work units), permits new live/work units inside housing 

development boundaries of local service centres and service villages and within some 

allocated business sites. New build live/work units will also be permitted on the site for a 

former industrial use if continued employment use is no longer suitable, or has been vacant 

for three years, and the site is otherwise capable of supporting a residential use. Proposals 

outside housing boundaries will need to be supported by evidence that such a unit would be 

viable.  

Proposals for live/work development will also need to meet the following criteria:  

a. The residential use will be ancillary to the business use;  

b. The occupancy of the living area will be restricted to a person working full-time in the 

business.    

 

10. The application site is not within a housing development boundary or on the site of a former 

industrial use. Since the application site is not consistent with the locational requirements of 

policies BE1 and BE4, a case must be made to justify a departure from the Authority’s spatial 

strategy.    

 

11. Policy C3 (Rural workers’ housing) permits housing development outside the development 

boundaries of local service centres and service villages subject to the following criteria:  

 

a. It can be demonstrated that the functional needs of agriculture, or some other essential 

rural-based enterprise, requires that a full-time worker must live at the location 

proposed;  

b. It can be demonstrated that there are no opportunities for providing the 

accommodation by using other dwellings within the control of the applicant, by 

converting a suitable building or sub-dividing/extending an existing building;  

c. The enterprise that the dwelling will serve must not have been instrumental in 

disposing of any residential property in the preceding three years that would have 

satisfied the need identified;  

d. The dwelling will be located within or adjoining an existing group of buildings;  

e. The size of the dwelling should be commensurate with the needs of the enterprise.  

If the proposal is for a new rural enterprise or if the log-term financial viability of the enterprise 

cannot be demonstrated, the need should be met by a temporary solution (e.g. caravan).  

12. Policy C3 is an exception to the Authority’s spatial strategy for housing development. The 

exception is permitted on the basis that in some instances it might be essential for someone 

to live at their place of work in a more remote setting (e.g. agricultural and forestry workers). 
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Accommodation to support a dog breeding business would not normally fall within the 

parameters of an ‘essential rural-based enterprise’ as set out within the Local Plan.  

 

13. Whilst the proposed development does not fit neatly within any one Local Plan policy aimed 

at business, employment or new housing development, a case has been made to support a 

departure from the Authority’s spatial strategy, which aims to steer business/housing 

development toward more sustainable locations. The applicant is a registered Kennel Club 

dog breeder and has a license for 9 dogs (currently 8 adult bitches on site). Said dogs require 

sufficient space for daily exercise in close proximity to the breeding unit (shippon) where 

pregnant bitches and puppies are housed. In addition to the requirement for space, there is a 

need to locate the business a suitable distance from other residential properties to safeguard 

residential amenity. The Environmental Health Officer has confirmed that a breeder this size 

should ideally be sited in a more isolated location in order to control the impact of noise. 

 

14. The applicant has also demonstrated that a full-time on-site presence is required to meet the 
needs of the business. The applicant intends to breed 4 bitches in any one year (5-10 puppies 
per bitch). The breeding cycle for an adult dog (and the weaning process for each pup) is 
approximately 3 months. To ensure appropriate care and supervision, the birth-plans will run 
at different times of year (or overlap marginally) meaning that the breeding cycle will take up 
a significant part of the year. Once puppies are born, they require 24-hour supervision. Bitches 
not in the breeding cycle also need to be fed, cleaned out and exercised daily. Given the value 
of the dogs, an on-site presence is also necessary for security reasons.  

 

15. A Floor Plan submitted by the applicant identifies the relationship between the residential and 
business use of the two buildings. The applicant would live in part of the Old Dairy, which 
would also include an office, grooming room and dog pen (Pen 04). The shippon would include 
3 additional dog pens and a utility/storeroom. Overall, the residential use would comprise 30% 
of the footprint of the buildings, whereas the business use would comprise 50% and a further 
20% would be shared (e.g. kitchen and hallway). Planning permission could be subject to a 
S106 agreement, that would restrict occupation of the Old Dairy to someone working full-time 
in the dog breeding business. The S106 would also demarcate what parts of the Old Dairy 
can be lived in (and what must be retained as business use only) and prevent the two buildings 
being sold separately. The lawful use of the site would be sui generis.   

 

16. At present the applicant lives at Cowside Barn with his former wife and children. This 
arrangement is only temporary whilst the current application is being determined. Cowside 
Barn is owned by the applicant’s wife. There are no existing properties or buildings suitable 
for conversion nearby that the applicant could occupy.  

 

17. It is significant that the current application is for a live/work unit and not simply a new dwelling. 
Prior to the application being submitted, the applicant had been living at the Old Dairy without 
planning permission. In 2019 the Authority served an Enforcement Notice on the applicant 
stating that the use of the building as an independent dwelling house shall cease. A 
subsequent appeal was dismissed by the Planning Inspector in 2020. It is noteworthy that no 
reference is made to the dog breeding business and that the Inspector simply confirms that 
no case has been made to depart from the Authority’s spatial strategy with regarding to 
housing development.  

 



 

22 
 

18. The current application has been submitted on the basis that the dog breeding business 
requires a more isolated setting and a full-time on-site presence. As such, it is significantly 
different to the earlier case of the unauthorised occupation of the Old Diary as a dwelling 
house.     

 

19. A retrospective application was refused in 2020 (C/48/627H) for the use of the shippon as a 
dog breeding unit. At this point, a case had not been made to support a departure from the 
Authority’s spatial strategy, which aims to steer business uses to more sustainable locations. 
Since the Authority had also just served an Enforcement Notice, concerns were also raised 
about the management and supervision of dogs if the applicant did not live close to the unit.     

 

20. As noted in paragraph 13, a case has now been made to support the siting of the business 
within a more remote setting. Since the application also includes a live/work element, there 
are no concerns regarding the day-to-day management of the dogs. Consequently, the issues 
of concern raised with application C/48/627H have now been overcome.    

 

21. Whist the applicant no longer lives at the Old Dairy, the dog breeding business has been 
ongoing at the site. The Old Dairy was erected (without planning permission) in 2013 on the 
site of a former building (garage), which burnt down in approximately 2011. The shippon was 
erected (without planning permission) in August 2017. Both buildings have been used for 
housing/breeding dogs over recent years (the applicant has now confirmed that the breeding 
business has been functioning since 2019) and the need for on-site accommodation therefore 
relates to an existing business.    

 
LANDSCAPE IMPACT  

22. The Old Dairy and the shippon are simple timber buildings with green and grey windows and 
doors. The Old Dairy has a pitched roof completed with brown profile sheeting whereas the 
shippon has a mono-pitch roof with brown profile sheeting. Both buildings are sited on an area 
of hardstanding immediately west of a large parking area associated with nearby properties. 
Immediately north is a decking area serving the Old Dairy and a dog exercise area. This area 
would be contained within a new drystone wall measuring approximately 21m long. Both 
buildings have recently been stained a brighter brown colour. The dog exercise area would 
be within the field to the north and west of the shippon and would be contained within a new 
wire fence. No works are proposed to the character or appearance of the exercise field.     
 

23. Both structures are visible within short views from the road directly south and east. Whereas 
mature tree planting adjacent to the road provides some screening of the site when viewed 
from the south, views from the east are more open. From this vantage point, the Old Dairy is 
particularly prominent by reason of its size, isolated setting and colour. The Old Dairy is also 
readily visible within longer views from the road to the north, despite mature trees located 
close to Cowside Beck. From this vantage point, looking down at the site, the timber structure 
also forms a prominent feature within the landscape by reason of its isolated setting and 
colour. At present, the building has a harmful impact on the landscape.      

 

24. It is significant that the structure of the Old Dairy (apart from the timber decking at the front) 
is immune from Enforcement action, having been erected more than 4 years ago (2013). As 
such, the structure is now likely to remain part of the landscape.  

 

25. Steps can be taken to improve the appearance of the site in a manner consistent with policies 
SP2 and SP4 of the Local Plan. The applicant has agreed to implement a robust landscaping 
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scheme developed by the Authority’s Trees & Woodlands team. The scheme comprises areas 
of native tree planting to the north and west of the buildings. Whilst the trees would take some 
time to mature, the long-term impact of the planting would be to partially screen the buildings 
and provide a greater sense of context. This would result in a significant improvement to the 
appearance of the site. The applicant has also agreed to re-stain the buildings a more 
natural/muter colour (to help reduce their prominence) and to paint the window frames and 
doors of the Old Dairy a dark grey colour (to match the shippon). The applicant will also erect 
a new drystone wall in front of the exercise area and timber decking, which would help contain 
the site and partially screen the structures when viewed from the nearby road. The area within 
the new wire fence would be retained as a simple grassed area for the dogs to exercise. A 
small timber enclosure would be erected off the east elevation of the Old Dairy to conceal the 
affixed satellite dishes.  
 

26. The proposed landscaping scheme, drystone wall and re-staining/painting of the timber 
structures (including window frames and doors) would all help mitigate the visual impact of 
the buildings and improve the appearance of the site. Consequently, much of harm associated 
with the Old Dairy in particular would be overcome.   

 
IMPACT ON RESIDENTIAL AMENITY  

27. A small group of residential properties are located approximately 30m east of the Old Dairy. 
An acoustic report has been submitted with the application, which suggests that noise from 
dogs will not unduly affect nearby receptors. The report also recommends a noise limit and 
mitigation recommendations.  
 

28. The proposed dog exercise area would be contained within the field to the north and west of 
the timber structures to ensure that dogs are kept a suitable distance from neighbouring 
properties. Despite the business having functioned for several years at the site, no neighbour 
complaints have been received. Similarly, no neighbour comments have been received in 
response to the current application.  

 

29. It is very unlikely that the proposed development would result in significant harm to residential 
amenity in terms of general disturbance or any loss of privacy or overlooking. Whilst the 
Environmental Health Officer has no objection to the development, he has recommended 
setting a noise limit to safeguard the future amenity of the occupants of neighbouring 
properties (e.g. noise from the kennels shall not exceed 50dB (LAeq 15 mins) at the boundary 
of the nearest residential property between the hours of 07:00-23:00). 

 
IMPACT ON BIODIVERSITY  

30. Policy W2 of the Local Plan states that development that would have an impact on biodiversity 
should make a proportionate on-site contribution to wildlife enhancement. The proposed 
landscape planting would have a positive impact on biodiversity. Externally mounted sparrow 
terrace boxes can also be installed on the buildings in accordance with policy W2.  

 
IMPACT ON HIGHWAY CONDITIONS  

31. The application site is served by an existing access from Henside Lane and includes a large 
parking area adjacent to the Old Dairy. The Highway Authority has no objections to the 
development.  
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CONCLUSION 

32. Whilst the application site does not meet the normal locational requirements for business and 

housing development, a case has been made to justify the siting of the dog-breeding business 

and associated accommodation in a more remote location. A S106 would be required to tie 

the accommodation to the business to ensure the Old Dairy cannot be occupied independently 

of said business.  

 

33. Further to amendments to the plans, including the submission of a robust landscaping plan, 

the development is now acceptable with respect to its landscape impact in accordance with 

policy SP4. Suitable biodiversity enhancements can be secured by condition and there is very 

unlikely to be a harmful impact on residential amenity or highway conditions in accordance 

with policies W2 and SP4.      

 

RECOMMENDATION 

34. It is recommended that permission is granted subject to a S.106 agreement securing the 

following: 

 that the Old Dairy shall only be occupied by someone working full-time in the dog-breeding 

business;  

 that the Old Dairy, the shippon and the land shall remain within the same ownership;  

 that the internal layout of the Old Dairy and shippon shall be used in accordance with the 

submitted Floor Plan.  

 

35. Any permission shall also be subject to conditions including the following:  

i. works in accordance with the approved plans;  

ii. the timber structures shall be re-stained a colour agreed with the LPA;  

iii. the windows and doors of the Old Dairy shall be finished a colour to match the shippon 

(e.g. dark grey);  

iv. drystone wall sample panel to be agreed with the LPA;  

v. the dog exercise area shall be retained as a grassed area;  

vi. external lighting scheme to be agreed with the LPA;   

vii. Permitted development removed (Part 1, 2 and 14).  

viii. Implementation of landscape planting scheme. 

 

  




