Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2010/0999/P

	Development Proposed:
	Change of use of two stables into a dog-grooming business at Lower Fold Stables, Northcote Road, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has not made any observations on this application.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



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

	The site lies outside any defined settlement limit within land designated open countryside to the west of Northcote Road, Langho.  The existing stables building is adjoined to the south by playing fields, whilst to the east, on the opposite side of the road, is the much larger equestrian development of Northcote Stud and Northcote Manor Hotel.

Permission was granted by 3/2006/0514/P for the erection of a stables building for private use.  As approved and built the building contains 12 stables, an office and a tack room.

Permission is sought for two of the stables to be used as a dog-grooming parlour.  Internally, this would involve the removal of the dividing wall between the two stables.  Externally, a window would be converted into a door to give direct access into the dog-grooming parlour.  The plans show that roller shutters would be fitted to the door and to an existing window serving the dog-grooming parlour for security purposes.  The shutters would be the same green colour as the cladding on the building.  The office, the tack room and the other 10 stables would remain unaffected by the proposal.

The applicant estimates that the business would entail the grooming of a maximum of 5 dogs per day for 6 days a week.  With owners dropping off and returning to collect their dogs, this equates to up to 10 vehicle movements per day.  The existing building is served by a long access drive and there is a parking area for 7 cars.  With dog owners dropping off and collecting their pets it is not anticipated that the proposal would put any significant pressure on the parking spaces.  The County Surveyor has not made any observations in respect of this application.  I consider, however, that the access and parking arrangements that were approved for the stables (including use by horse boxes etc) are more than adequate to also serve the proposed use.

Overall, I can therefore see no objections to the use of the small section of this building for the proposed alternative use.  There are no residential properties close enough to be in any way affected by the proposal.



	SUMMARY OF REASONS FOR APPROVAL:

	The use of a small part of this existing equestrian building as a dog-grooming parlour will not have any seriously detrimental effects upon the appearance or character of the locality, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














