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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Change of position of rest shelter area.to application 3/2018/1054. Addition of small shed. Addition of wooden structure 58ft x 30ft.

	Site Address/Location:
	1 Ridding Lane Whalley BB7 9HW

	

	CONSULTATIONS: 
	Parish/Town Council

	The Parish Council has no objections. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections

	United Utilities:
	

	Confirm there will be no detrimental impact on UU assets within the site boundary from the proposed development. On this basis, they have no objection.

	Environment Agency:
	

	The site lies adjacent to the River Calder, is located across flood zones 1, 2 and 3 and is surrounded by flood zone 3. 

The Environment Agency (EA) have now confirmed that they have removed their objection to the proposal. 

They do note that there are structures within 8 metres of the river which are un permitted. 

	CONSULTATIONS: 
	Additional Representations.

	Three objections have been received and the concerns raised are summarised as follows:
Noise nuisance
Visual impact
Highway safety
Contrary to core strategy policies DMB1 and DMB3

Private matters relating to rights of access to the land have also been raised but this is not a material planning issue and the interested parties are advised to seek their own legal advice. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy EN2: Landscape 
Policy EC1: Business and Employment Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport and Mobility 
Policy DME2: Landscape and Townscape Protection 
Policy DME6: Water Management 
Policy DMB1: Supporting Business Growth and The Local Economy 
Policy DMB3: Recreation and Tourism Development


	Relevant Planning History:
2018/1054 - Change of use of agricultural land to exercise/play area for dogs. Erection of secure fencing and wooden shelter/rest area. Construction of limestone/gravel area for vehicle drop-offs and non-designated parking using existing gates – Approved with conditions. 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site is hectares situated directly to the south of Ridding Lane, and directly to the north of the River Calder in Whalley. Since planning permission was granted in 2018 for a change of use of the land to a dog exercise area a number of structures have been erected some of which are the subject of this retrospective planning application. 

Vehicle access is obtained via the single carriageway of Ridding Lane, which itself is accessed off Broad Lane. The access lane mainly serves the UU Water Treatment Plant situated directly to the west of the development site, however the lane it is frequented by a significant number of dog walkers and joggers. Other than the water treatment plant however the site occupies a relatively isolated location on the landscape, however it is only 210m from the settlement boundary of Whalley. To the south and east, on the opposite side of the river is the A59, however the site is reasonably well screened from the A59 by a land bund and vegetation along both the A59 and the river bank. 

The site currently has access onto Ridding Lane and the majority of it is located within Floodzones 2 and 3.      


	Proposed Development for which consent is sought:
The application seeks consent for a change of position of the rest shelter area which was approved under application 3/2018/1054. Addition of a small shed and addition of wooden structure measuring 58ft x 30ft.

The applicant has explained that the wooden structure is intended to provide a covered area for the dogs / customers to escape from the weather or rest.  

Whilst a number of enquiries have been made to the council with regards to the scale of activities at the site the application is for the elements above only and shall be dealt with at face value. This issue will be discussed in more detail within the appraisal. 

	Background / Principle of Development:
Planning permission was granted in 2018 for the change of use of an agricultural field to a dog exercise area with shelter. Conditions were imposed on this approval which included one which restricted the number of dogs to 20 and one which restricted the hours of operation from 0800 to 1800 on any day. Given that this application will improve the facilities offered at the site it will be necessary to impose similar conditions on this current application to ensure that the numbers and hours of operation are limited. 

The dog day care / exercise field appears to be a successful business and this type of use is more appropriate to a rural area such as this than a more built up location as it allows the dogs to be exercised in a secure field. As such it is considered compatible with policy DMG2 of the development plan. Furthermore, the principle of the use is established through the 2018 approval. Policies EC1 and DMB1 are supportive of the expansion of businesses and DMB3 relates to recreational development which is also relevant. Therefore, in principle the improvement of facilities for an existing business which is related to recreational use is considered in broad accordance with the objectives of the development plan and is acceptable in principle subject to an assessment of the material planning considerations. 


	Residential Amenity:
It is apparent that the applicant’s business includes other elements such as dog grooming and training however they have stated that other services advertised are not carried out from the site as there is no mains water or power.  They also state that they are promoting some businesses related in nature to their own.  Given the lack of power and buildings etc there is no reason to suggest that dog grooming is offered at the site.  Doig training would not necessarily be an issue providing the maximum number of dogs allowed by the planning approval was not exceeded as it could be considered ancillary to the main use. 

Two objections have been received to the planning application however it is apparent that there is a lot of concern locally and complaints have been made by neighbours to other council departments. Whilst these have not been relayed as objections to this planning application there are concerns with regard to vehicle speeds and traffic volume on the lane, noise from barking dogs and hours of operation.

Notwithstanding this the application is for a wooden shelter and shed and shall be assessed as such.  The conditions relating to number of dogs and hours of operation still stand. Furthermore, the premises must be licenced by environmental health. This is currently restricted to 15 dogs, less than the planning approval but may be slightly increased providing the facilities and staff to dog ratios are adequate and the noise levels do not become a statutory nuisance. As it stands there is no request to increase the number allowed by the planning approval and therefore it is not considered that the buildings themselves would result in a nuisance through noise and disturbance providing the scale of the business remains as previously approved. A condition restricting the number of dogs to 20 and the requirement to maintain a register is imposed to clarify this.

Given the distance to dwellings the buildings will not have a detrimental impact through overshadowing or loss of privacy or outlook. 



	Visual Amenity:
The site is located at the end of Ridding Lane and is directly adjacent to the water treatment works. The site lies on a bend in the River Calder, beyond which is the A59.   The site is fairly well screened in long distance views and the building is a wooden structure which is considered to be in keeping with the rural nature of the area. 

	Flood Risk:
Negotiations have been ongoing with the applicant for some time as the EA originally objected to the application. There was a lack of information submitted, and it was not clearly shown what is existing on site, furthermore flood risk was not considered adequately.

The site lies adjacent to the River Calder, is located across flood zones 1, 2 and 3 and is surrounded by flood zone 3. The building is constructed in flood zone 3 and there are also some unpermitted structures (post and wire fences) within 8 metres of a main river. 

After consideration, whilst the EA have some concerns, they have removed their objection to the proposal. The fences within 8 metres of the river are post and wire and can easily be removed should the EA require access to the river. The timber shelter is of a scale where compensatory storage would not be required so it is not considered that the proposal will increase flood risk elsewhere. There is a concern that in the event of a flood that the site could become an island, however the risk would be the onus of the applicant to have measures in place for flood warnings and evacuation. 

The EA have made it clear that they will always have a statutory access to the main river bank should it be required. 

	Highways:
LCC highways have no objections to the proposal. There have been some objections raised by neighbours with regard to the use of the lane and this has been discussed with the applicant who has taken measures to advise customers to drive at low speeds and also offer a drop off and pick up service. The proposed building is for additional shelter, and it is intended to restrict the opening hours and the number of dogs to 20 as per the original consent. 

	Observations/Consideration of Matters Raised/Conclusion:
The proposal is acceptable in terms of the Council’s Core Strategy policies and other material planning considerations, and it is therefore recommended accordingly. 

	RECOMMENDATION:
	That planning consent is granted. 



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




