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In March 2011, the Applicant sought permission to demolish 9 of its existing buildings and
then erect 4 new buildings in their place on their site at Grimston near Aldbrough. This
application (11/01324/STPLF) was refused at committee on the grounds that “There is
insufficient information with the application to satisfactorily determine whether potential
mitigation measures which will need to be provided on the delivery and construction vehicle
route can be accommodated or would secure acceptable safety measures to ensure there
would be no detrimental impact on the safe movement of traffic and other highways users on
the surrounding highway network. The development is considered contrary to PPG13:
Transport and policy G2 of the Holderness District Wide Local Plan Adopted – April 1999.”
On Appeal, the Secretary of State for Communities & Local Government agreed with the
Appeal Inspector, that the highway approaches would in fact provide a satisfactory means of
access for the development, taking into account the mitigation proposed by the appellant.
Since their appeal was dismissed, the Applicant has been refurbishing some of the buildings
which were previously designated for replacement.
As a result, in their current proposal, the extent of the demolition which will be required and
the footprint of the new building which is the subject of this application have been significantly
scaled down as follows:

2011 Application

Current

Reduction (-) or increase

(11/01324/STPLF)

Application

(+) compared to 2011
application

Number of buildings to be 11
demolished and total

4

2850m

2

600m

-7 (-63%)
2

-2250m2

floor area
Number of new buildings

4

1

-3 (-75%)

to be erected and total

3879 m2

1197 m2

-2682m2 (-70%)

1029 m2

597 m2

-432m2 (-42%)

5915m2

5512m2

floor area
Net difference in floor
area
Total footprint of all
buildings on site

The site has been associated with animal breeding and research since 1964. B&K have
operated the site as an animal breeding and research facility since 1972. The site is currently
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owned by Yorkshire Evergreen which is part of Marshall BioResources (an American familyowned business).
The work and activity levels 5 years ago at Grimston were very much greater than today. At
its peak, B&K employed more than 130 staff, at which time; all the buildings on the Grimston
site were in operation.
Dogs were being bred on the site until 2010 and today, several buildings are rearing dogs for
sale. EYRC has no history of complaints from nearby residents relating to noise disturbance
or traffic issues.

Even after the proposed expansion, staff levels will only increase to 50

The applicant has taken on board the comments and criticisms made by the Appeal
Inspector, residents and other interested parties and the applicant has prepared the current
application such that these points are being addressed.
In their current application:
•

There will be no need to temporarily demolish any part of the listed wall on its site

•

60% less demolition of buildings will be needed vs the failed application

•

70% less new floor area will be added vs the failed application

•

The building ridge height has been reduced so the new building will not project above
the perimeter wall and will not be visible from outside the site. Therefore the
proposed development will have no visual impact on the listed wall or on the
ambience to the entrance to Grimston Garth

•

The proposed building will allow local breeding of dogs and ferrets and this will result
in less vehicular traffic through Grimston

•

A Noise Consultant has assisted in the building design and evidence is presented
that the development will not present a noise nuisance to the residents

•

Materials to be used will blend in with existing buildings

•

The development has been scaled down and will give rise to less vehicular traffic
through Grimston and will be completed in half of the time compared to the previous
application

The applicant wishes to stress that the current planning application is not the first of a series
of further applications.
This development seeks to erect a single building for the purpose of establishing local animal
breeding capacity which will serve the UK biomedical research community. This will replace
the need for frequent shipments to its site of animals bred overseas – which is the current
situation. It is a significant animal welfare ‘gain’ to position the breeding facility at its Grimston
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site, as this will mean that the applicant will be reducing the need for shipping large numbers
of animals over large distances. The applicant emphasizes that the development will not give
rise to an increased throughput of animals at its Grimston site and therefore, this
development is not an intensification of its activities at this site.
By reducing the number of imports to its Grimston site, the development is in accordance with
G3 of the Local Plan in that this application will serve to improve the amenity and living
conditions of the nearby residents. This is because post development, there will be a
reduced need for large vehicles delivering animals to its site as this can be a source of
disturbance in the case of the residences positioned close to Grimston Lane.
The additional vehicle movements that will occur during construction will be controlled by a
method statement.
Policy ENV6 of the SP requires that the setting of listed buildings should be protected and,
where appropriate, enhanced. In contrast to their previous planning application, this
application proposes a single building which will not be visible from any habitation of from the
approaches to the nearby listed buildings. Unlike their previous application, for the
development proposed, the applicant is not seeking to temporarily demolish the listed wall
which provides access to the site.

The proposal would not directly affect or be affected by coastal erosion or coastal defence
works. There would not be any impact on coastal habitats. As such there would be no
conflict with Policy Env5.
The site is about 450m from the coast. Thus, it is beyond both 30m and 200m distances
referred to in Policy Env8. The development has no specific requirements that make a
location outside the coastal zone inappropriate. The applicant is already operating from the
site. A business has existed on the site for almost 50 years. Whilst the proposal does not
comprise an extension to, or conversion of, an existing building, it relates to an existing fairly
intensively developed site. In the context of the coastal zone as a whole the quantum of
development would not significantly increase. The buildings would remain within the confines
of the existing site which has clearly defined physical boundaries.
Similar considerations apply in relation to Policies G1, G2 and Ec6 of the LP and PPS1,
PPS4 and PPG13 which promote sustainable economic development. The remoteness of
the applicants’ site counts against the development meeting sustainability criteria, including
reducing the need to travel. However, as the proposals relate to an existing business and
developed site, sustainability considerations need to be weighed against the economic
benefits of job retention, increased job opportunities and support for economic development.
In this respect account needs to be taken of the Government’s Planning for Growth agenda.
We believe that the principle of the development taking into account its location in the coastal
zone and other sustainability principles are not in conflict. The development will not
compromise the key sustainable development principles set out in national planning policy.
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The country lanes serving the development would not meet modern day highway standards
for access to a new employment site of this scale. However, as the applicants’ business use
already exists on the site and has in the past provided employment for more than twice the
number of employees required post development, the applicant is certain that the proposals
are not likely to lead to an increase in, or significant change in the quantity or type of vehicle
movements and therefore there will not be any significant long term adverse highway effects
arising from the development. Since the present method of use of the site (involving frequent
arrivals of animals which are reared to fill orders for older animals) requires numerous
deliveries of young animals to the site, the provision of a building to serve as an animal
breeding facility will result in a decrease of large vehicle movements.
The proposals would result in the net floor area of buildings on the site increasing by only
13%. Balanced against this, the applicant states that overall staffing numbers on the site will
increase by 10 over the next 1-3 years.
Thus there will be a beneficial gain in employment opportunities as a result of local breeding.
As shown in the appended analysis of traffic flows, there is no predicted increase in vehicle
flows equating to the floor space increase and due to the need for fewer imports postdevelopment, there will be a reduction in traffic flows. Whilst the use of employment premise
can change over time, the applicant states that there will not be a more intensive use of the
premises as a result of the increase in breeding capacity gained by this application and
therefore there will not be an increase of flows of any service vehicles. The increased need
for feed and bedding materials will allow for more efficient loading of the delivery vehicles
which currently are only delivering part-loads.
As shown in the appended analysis of traffic flows, there will be a temporary increase in
movements during demolition & construction, including the requirements for some larger
vehicles. However, the construction materials and methods have been chosen for this project
to allow delivery in smaller vehicles with subsequent on-site assembly. In addition, the
duration of the development is much reduced from the previous application and this will allow
the concerns regarding the adequacy of the highway network leading to the site to be
controlled by a method statement. Subject to such control, highway dangers during the
temporary construction period would be unlikely to materially increase. The safeguard
provided by a method statement would also protect the highway users including the residents
of Grimston who live on the approach roads.
Due to the relatively small scale of this project, the small increase in vehicle movements
during the demolition and construction phases would not be significant enough to adversely
affect the safety of the junction of Grimston Road with the B1242. Similarly, there is no
reason why utilities should be affected. Visitors and others accessing the site are generally
aware of its location and there is already an appropriate amount of directional signage.
In conclusion the highway approaches will provide a satisfactory means of access for the
development. Policy G2 of the LP deals with the principles of location and is not directly
relevant to localised highway impacts. The proposal is the type referred to in paragraph 43 of
PPG13 – one that would result in very modest additional daily vehicle movements and which
would be well within the capacity of the existing highway approaches (B&K has, in the recent
past employed more than double the expected numbers of staff that will exist post-
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development. A detailed analysis of the current traffic flows as well as those predicted during
the development as well as post development is appended to the application.

Concern has been expressed regarding previous planning applications in regard to the
desirability of preserving the setting of the listed wall within the site and the listed buildings
nearby to the site.
The existing development does detract from the character and appearance of the wall and
obscures significant sections. The proposal will lead to the exposure of more of the wall,
particularly in the southern section. The new building proposed would occupy a significant
footprint within the walled former kitchen garden. The positioning of the proposed
development has been chosen to ensure that it will not disturb the stability of a listed wall and
the building’s ridge height has been chosen so that it will be visible above the walled
enclosure. As a result of the Application it is proposed to demolish some of the existing unprepossessing rather drab buildings which are adjacent to the wall and thereby the proposals
will improve the appearance of the area inside of the wall. Although they will lead to the loss
of some of the remaining lawn area, the benefits to the business and employment gains in the
region will outweigh this. The coated (Van Dyke brown) metal materials of the cladding of the
new building and the roofing material (Goose Gray) have been chosen to blend in with the
predominantly brick, stone and slate buildings nearby. The proposals are designed so that
they will not result in a scale of development which would be more imposing or less than the
existing buildings. As a result the proposal does not detract from the setting of the listed wall.
The location chosen for the development provides an excellent level of screening so that it
will not be visible in any way on the approach to the main entrance to the applicants’ site or
on the approach to the main entrance to Grimston Garth. Because of the low ridge height of
the proposed new building, the development will not result in a more intrusive development
that would be visible above the walled former garden and it will have no impact on the
balance between the principal building on the estate and those buildings, structures and
spaces around it, such as the walled garden.
The position of the proposed new building has been considered in respect of the vicinity of
stables of Grimston Garth. The new building will not be visible from the inhabited portion of
the stables and there are no windows provided in the stables that will allow any views of the
new building.
In conclusion the proposal has been designed so that it will not detract from the setting of the
listed wall or the nearby listed buildings and therefore there is no conflict with Policy ENV6 of
the SP and Policies G6 and Env22 of the LP. In fact there will be some enhancement which
results from the exposure of more of the listed wall. On a previous application, the Council’s
Building Conservation did comment that the appearance of the development would be
improved if the ridge height of the proposed buildings could be lowered to the same height as
the listed wall and this has been achieved in the present application. An additional benefit
with this application compared to the previous one is that due to the reduced scale of the
development, there is a reduction in the amount of demolition required. The building type has
been selected so that the construction materials can be transported in smaller vehicles and
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the components can enter the site through or over the existing portals. This means that there
will be no requirement to temporarily demolish the listed wall.

Noise and disturbance that might affect nearby residents might come from a number of
sources. Increased traffic flows could lead to additional noise and disturbance particularly if
there were to be more movements at night or due to greater numbers of heavy vehicles. In
the case of this proposal, as indicated in the Highways section of this document, the postdevelopment traffic flows will slightly diminish and the timing of the movements and vehicle
types will not cause greater harm to the living conditions of those who live along Grimston
Road and Grimston Lane. Whilst there would be a potential for some disturbance during
construction phase (as indicated in the Highways section of this document), this would be for
a temporary period and the small amount of additional vehicle movements that will occur
during construction can be controlled by a method statement.
It is envisaged that the entire project would be completed within 31 weeks and that during
much of this time, there would be little if any change to traffic flows. Post-development, by
reducing the number of animal imports required to its Grimston site, the development is in
accordance with G3 of the Local Plan in that this application will serve to improve the amenity
and living conditions of the nearby residents. This is because post development, there will be
a reduced need for large vehicles delivering animals to its site. The increased amounts of
animal feed and bedding will allow more efficient use of vehicles which are already delivering
goods to the site and will not result in a requirement for extra journeys.
The proposed building will be used predominantly for the breeding of dogs but it will also
allow for improvements to accommodation for pre-existing dogs at the site and will also permit
the reallocation some of the existing buildings holding dogs to enable the housing of other
laboratory animal species such as ferrets and rodents. The characteristics of the new
building, including the limited natural light sources and outlook, reflect this type of use rather
than use as conventional offices. Information on the noise impacts, in accordance with
PPG24, of the design and use of the building has been obtained using the services of an
independent expert consultancy in this field and their report is appended. The insulation
qualities of the materials used in the construction of the building have been assessed and
predictive data for this and for the noise created by the ventilation equipment required for
operating the building has been provided in order to reassure nearby residents that the
development will not create a noise nuisance.
It has been suggested that significant odours could arise if large numbers of animals were
kept in such a building. However, the control of odour is currently achieved by appropriate
management of the indoor environment and the same proven system will be applied to the
new building. Thus, those measures which are already in place for existing animal housing
will ensure that no odour nuisance will result from the operation of the new building or the
removal of animal waste.
In respect of this proposal, the lighting on the site does not need to increase. However, to
address the potential concerns of residents, should any new external lighting be required to
support the proposal there could be a requirement that any new lighting be subject to
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approval by the Council so that its intensity and the direction of any luminaries could be
controlled.
In the past, reference has been made to whether policies relating to intensive livestock units
should apply in the case of a new building for breeding and holding animals at this site. LP
Policies Env37, Env38 and Env39 appear to be framed with the intention of dealing with
conventional agricultural livestock buildings. The animals to be bred at B&K in this building
are not food animals for human consumption and therefore are not treated as agricultural
animals and therefore the buildings which house them are not agricultural livestock buildings.
In conclusion the proposal will not have an unacceptable impact on the living conditions of
nearby residential occupiers, with particular reference to noise and disturbance. There would
be no conflict with Policy G3 of the LP as the proposal does safeguard the quality of life of
residents. Any potential impact from noise, odours or lighting could be satisfactorily mitigated
by the use of conditions.

The proposal involves investment in an existing Holderness business which would safeguard
the 40 jobs at the site and create 10 new jobs for local people in the post-development 3 year
period.
The design and construction project for this site and the proposed new building has made use
of local contractors and the Applicant will continue to do so – thereby providing much needed
investment in the region.

However, the type of business in which B&K is involved has a huge impact on the UK
economy.
The potential economic impacts to the UK of not being able to undertake scientific research
involving animals is estimated as between £2.2billion and £2.7billion (per year). This R&D
activity underpins the UK Life Science sector which has a £50 billion turnover.

The government estimates that around 23,000 jobs in the pharmaceutical sector alone are in
research and development (the majority of which will be underpinned by animal research). In
addition Universities and others will also be involved in carrying out research and
development activities so overall this figure is likely to be significantly higher.

The presence of a vibrant life sciences industry in the UK should help to enhance
opportunities for patients to participate in clinical trials, known to help improve patient care
and provide early access to new treatments.

A strong life sciences industry is dependent on our world leading research base. Use of
animals is a small but important part of biomedical research for example to further
understanding of basic mechanisms of health and disease and provide new targets for
treatment of diseases such as dementia.

Research involving animals is also necessary in agricultural science, where developments
are required to prove they are safe for the environment, wildlife and humans.
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The UK is considered to benefit from the most stringent and effective regulatory environment
overseeing the use of animals in scientific research. Studies are only granted a licence where
they can clearly demonstrate that there is no alternative to the use of animals, and all
licensed premises and projects are enforced by the Home Office Inspectorate

As the businesses operating at this site has been established there and working in the current
field for almost 50 years, it is not expected that the proposal would have any adverse impacts
on the wider local economy or tourism. The site is off the beaten track. Most tourists heading
for coastal towns or villages would be unaware of its existence. The proposal would be
unlikely to adversely affect the local economy or tourism.
Although the floor space of buildings would increase by 13%, existing drainage systems will
be able to cope. There is no evidence to the contrary. There are no wash waters containing
chemicals being discharged.
In proposals such as this, it is important to assess sites for protected species where there is a
reasonable likelihood of a presence. However, in this case, due to the dangers posed by
wildlife to the species being housed, the company takes steps to prevent the ingress of
wildlife. Accordingly, there is no basis for requiring further information or concluding that
protected species are likely to be adversely affected. Any newts using ponds in the vicinity
would not be attracted to the site as it does not provide suitable terrestrial habitat.
Very occasional protests at the site entrance could lead to disturbance to local residents,
particularly given the proximity of houses, and also require a police presence. Such impacts,
including the effect on public resources, are capable of being material planning
considerations. However, information about past protests indicates that the scale and
frequency of such protests have been low. The Police have not raised the resources issue.
There is no evidence to conclude that the impact of protests should be given significant
weight in this case.
The applicant accepts that there may be some strongly held moral and ethical objections to
the use of animals for research – but though the applicant does not itself carry out
experiments, such experiments are legally required and this is expected to continue to be the
case for many years to come. The applicant does not believe that ethical or moral arguments
should be a material consideration in this land-use planning decision.

The Courts have

determined that moral considerations are not normally material to a planning decision.
Separate legislation exists to control the breeding of animals for, and their use in, research.
The applicant complies with all relevant legislation in this area, including the newly transposed
EU Directive 2010/63/EU.
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The proposal includes the erection of a new building with an existing
employment site. The building will enhance the existing business in that will enhance
production and create employment opportunities in the future. There is a functional need for
the building to be position in such a location that cannot be met on any nearby allocation.
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