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	Date Inspected:
	05/12/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use of ground floor room to a dog grooming salon

	Site Address/Location:
	42 Durham Road, Wilpshire, BB1 9NH 

	


	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire PC have concerns regarding the impact on the amenity of the neighbouring property in particular no 40 Durham Road however should permission be granted conditions are requested limiting the number of dogs per day and that a personal permission be attached.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	No objections to the principle of the works but requested a 3rd parking space be provided for the business use.

	RVBC Environmental Health
	No objections to the granting of permission but this is on the basis that conditions limiting opening hours and no of dogs of site at any one time be limited to one.

	CONSULTATIONS: 
	Additional Representations.

	No letters of representation received within Consultation Period.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DMB1 – Supporting business growth and the local economy 

Policy EC1 – Business and employment development

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey detached dwelling that falls within the settlement of Wilpshire. The dwelling has a garden to the front with a driveway for two parking spaces and a garden to the rear. The area of the dwelling subject to this application is the existing utility/office at the front of the property. This room is served by one window facing south onto the road and will be accessed externally via an existing entrance to the side of the property, as well as internally through the lounge.


	Proposed Development for which consent is sought:

Consent is sought for change of use of the utilty/office room at the front of the property to use as a dog grooming salon (falling under use class Sui Generis) offering services such as bathing, pet trims, clipper trims and nail clipping. There are to be no external alterations made.

	Impact Upon Residential Amenity:

The applicant states that the business hours will be 09:00am to 17:30 Monday to Friday and 09:00am to 13:30pm on Saturday. The business will not open on a Sunday or Bank Holidays. 

Concerns have been raised by the parish council regarding the development causing noise disturbance to the immediate residents in particular the adjacent property 40 Durham Road. The applicant has confirmed that there will be only one dog at the salon at any one time, there will be a maximum of 3 dogs per day and the dogs will not be kept overnight. It is not considered that this will cause undue disturbance to neighbouring amenity given the modest nature of the business use. 

An acoustic assessment has been submitted in support of the application which concludes that the existing building is sufficiently insulated and that the noise emitted from the development would not exceed those that have been recommended by the World Health Organisation. It Is therefore considered that the development will have limited harm on the residential amenity of nearby dwellings. 
Should consent be granted conditions will be attached to any permission in order to safeguard residential amenity.

	Visual Amenity/External Appearance:

No external alterations are to be carried out to the property. Therefore it is considered that the proposed development would not have a harmful impact on the visual character or appearance of the application building or the surrounding area.

	Highways:

The highways department has no objections to the principle of the development however requested that an additional parking space be provided for use of the business. The proposed development would result in a maximum of 3 clients visiting the site per day with the applicant stating the majority of customers will visit the site on foot. 
Due to the property being located within a residential area parking on the surrounding streets is unrestricted. As the properties along Durham Road benefit from off street parking this street is usually free of cars. It is therefore considered that the introduction of one additional vehicle visiting would not cause any considerable impact and therefore the LPA are satisfied that the additional parking space is not essential to grant planning consent.

	Other Matters:

In order to monitor the proposed use I consider it appropriate to grant consent in the first instance, on a temporary basis, with a view of granting further consent should the use prove to be compatible with the residential nature of the area.

	Observations/Consideration of Matters Raised/Conclusion:

I note the concerns expressed by the parish council but it is considered that the proposal is acceptable provided that several conditions are attached to an approval to ensure the compatibility of the use with the area.

	RECOMMENDATION:
	That temporary planning consent be granted.


