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	Development Description:
	Change of use of land including the extension of existing access track, installation of fencing, planting and shelter to provide dog day care area and halfway house for Golf Course with associated infrastructure with ancillary facilities.

	Site Address/Location:
	Land at Mytton Fold Golf Course Whalley Old Road Langho BB7 9JF

	

	CONSULTATIONS: 
	Parish/Town Council

	2 individual objections to the application, the concerns raised are summarised as:
· This is a retrospective application
· Change of use of agricultural land to business
· Alterations to the access
· Misleading information on application form

X letters of support for the business. 


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Following the submission of revisions and additional information Highways have no objections subject to technical conditions and informatives. 

	

	CONSULTATIONS: 
	Additional Representations.

	2 objections have been received, the concerns raised are summarised as:
· Highway safety
· Noise nuisance
· Inappropriate development in Greenbelt / open countryside. 
· The application is retrospective
3 letters of support for the proposal have also been submitted. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy EN2: Landscape
Policy DME2: Landscape and Townscape Protection
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMH5: Residential and Curtilage Extensions
Policy EC1 – Business and Employment Development
Policy DMB1: Supporting Business Growth and The Local Economy
Policy DMB3: Recreation and Tourism Development

	Relevant Planning History:
None

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is situated to the south western corner of Mytton Fold Golf Course in open countryside just over ½ mile from Langho and 1mile from Billington and accessed via Whalley Old Road. The vehicular access gate to this section of the site is set back from the highway with a lay-by in between. 

The land slopes away down the hill towards the main club and hotel complex which is accessed via Whalley Road. 

There is a belt of dense trees along the highway boundary to both sides of the access and layby. 


	Proposed Development for which consent is sought:
The application seeks retrospective planning consent for the change of use of land including the extension of existing access track, installation of fencing, planting and shelter to provide dog day care area and halfway house for Golf Course with associated infrastructure with ancillary facilities.

The building is of timber construction and measures 11m x 3.6m, there is a parking area of 10m x 5m and additional planting proposed to the boundaries. The site will utilise 2 acres of open land which is demarcated by a short section of solid timber fence, screen netting to prevent intervisibility between dogs and golfers and the rest of the site bound by a post and wire stock proof type fence. 

	Principle of Development:
Applications which support the local economy and recreation attractions in the borough would be supported in principle by policies EC1, DMB1 and DMB3 however this must not conflict with other polices of the plan.

Policy EC1 states: Proposals that strengthen the wider rural and village economies will be supported in principle.

Policy DMB1 states: Proposals that are intended to support business growth and the local economy will be supported in principle.

Policy DMB3 states:  Planning permission will be granted for development proposals that extend the range of tourism and visitor facilities in the borough. This is subject to certain criteria.  
1. The proposal must not conflict with other policies of this plan;
2. The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction and there are no suitable existing buildings or developed sites available;
3. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design;
4. The proposals should be well related to the existing highway network. It should not generate additional traffic movements of a scale and type likely to cause undue problems or disturbance. Where possible the proposals should be well related to the public transport network;
5. The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas; and
6. The proposal must take into account any nature conservation impacts using suitable survey information and where possible seek to incorporate any important existing associations within the development. Failing this then adequate mitigation will be sought.
In the Forest of Bowland Area of Outstanding Natural Beauty the following criteria will also apply:
1. The proposal should display a high standard of design appropriate to the area.
2. The site should not introduce built development into an area largely devoid of structures (other than those directly related to agriculture or forestry uses).

Within the open countryside proposals will be required to be in keeping with the character of the landscape area and should reflect the local vernacular, scale, style, features and building materials.

The proposal will provide a small scale dog day care facility with a single employees initially with potential to employ one person caring for a maximum of 16 dogs. The building will also serve as a “halfway house” refreshment and rest area for users of the golf course providing prepacked snacks. 

It will provide care for dogs perhaps while owners go to work and will also enhance the facilities available at the part of the golf course that is remote from the main clubhouse. As such it is considered to provide a benefit to the local economy, improve the facilities at the existing golf club and as such would meet the main aims of these policies. The building is not close to other buildings however it has been located in a corner of the site close to the tree belt and directly adjacent to the golf course. 

Policy DMG2 of the Core Strategy states: that development outside the settlement boundaries must meet  at least one of the following considerations:
1. the development should be essential to the local economy or social well being of the 
area.
2. the development is needed for the purposes of forestry or agriculture.
3. the development is for local needs housing which meets an identified need and is 
secured as such.
4. the development is for small scale tourism or recreational developments appropriate 
to a rural area.
5. the development is for small-scale uses appropriate to a rural area where a local 
need or benefit can be demonstrated.
6. the development is compatible with the enterprise zone designation.

It is considered that the proposal would meet criterion 4 and 5 of the above policy. It is considered that whilst the use for dog day care is not strictly recreational, this type of use requires open land for the dogs to exercise freely and therefore is in keeping with a rural rather than urban location. 

The site is also located within the designated greenbelt, where new development is considered inappropriate unless it meets certain exceptions. Para 149 of the NPPF states:

A local planning authority should regard the construction of new buildings as inappropriate in the Green Belt. Exceptions to this are:
a) buildings for agriculture and forestry;
b) the provision of appropriate facilities (in connection with the existing use of land
or a change of use) for outdoor sport, outdoor recreation, cemeteries and burial
grounds and allotments; as long as the facilities preserve the openness of the
Green Belt and do not conflict with the purposes of including land within it;
c) the extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building;
d) the replacement of a building, provided the new building is in the same use and
not materially larger than the one it replaces;
e) limited infilling in villages;
f) limited affordable housing for local community needs under policies set out in
the development plan (including policies for rural exception sites); and
g) limited infilling or the partial or complete redevelopment of previously developed
land, whether redundant or in continuing use (excluding temporary buildings),
which would:
‒ not have a greater impact on the openness of the Green Belt than the
existing development; or
‒ not cause substantial harm to the openness of the Green Belt, where the
development would re-use previously developed land and contribute to
meeting an identified affordable housing need within the area of the local
planning authority.

Most new development is considered inappropriate, but greenbelt policies do not prohibit all new development.  

The building would partially be used for facilities in connection with the golf club and in this respect would meet criteria b. The formation of a dog day care facility is a change of use of the land and a commercial enterprise. However as aforementioned this type of use is suited to a rural location as the facility allows dogs to exercise outdoors. It is not likely that this type of use would be found in an urban setting. The exercising of dogs could be considered to be linked to outdoor recreation. Furthermore, the building is modest in scale measuring just under 40sq metres and is comparable to a double garage.  It is not considered that in this location it could be argued to impact the openness of the greenbelt or the purposes of including land within it which is primarily to prevent urban sprawl and prevent towns and cities merging. 

The proposal is considered acceptable in principle subject to the other material planning considerations. 

	Residential Amenity:

The nearest dwellings are Whins Lodge 157 metres away; The Oaks 189 metres away and Cronshaw Cottages 184 metres away measured from the nearest point of the site boundaries. 

The building and associated works are a sufficient distance away and screened from these properties so as not to result in a loss of privacy or any overshadowing. 

However the nature of the use through exercising of groups of dogs and gatherings of golfers has the potential to cause some noise nuisance.

There is also a question of how waste will be dealt with. 

These issues have been addressed through the submission of a planning statement and noise management plan.

75 % of dog waste will be composted with the rest being managed through the gold clubs existing waste management contract. It is also proposed to harvest rainwater for use for dog washing.  

The business will operate Monday to Friday 9am -5pm and as aforementioned it is proposed to have a maximum of 16 dogs and potentially one member of staff. It is noted that a licence would be required which would also dictate the number of dogs as well as this number being limited by a planning condition.

The dogs will be picked up and dropped off by the applicant in a specially adapted van and no customers will access the site. This can also be controlled by condition. 

Dogs will undergo a trial period to ensure that their behaviour is acceptable before being accepted for care. They will be exercised in an enclosed area. No loud music will be played from the site. 

The halfway house aspect will operate as an ancillary facility to the gold club and will provide pre packed snacks and drinks as well as shelter for golfers.   

RVBC’s environmental health officer has no objections to the proposal subject to to the business being operated in accordance with the submitted management plan.

As such it is considered that with the aforementioned measures being in place and controlled with suitable conditions that there would be no detrimental impact on residential amenity., 

	Visual Amenity:
The proposal is located in an unobtrusive position adjacent to the golf club, it is considered to be an appropriate ate development in a rural area due to its scale and choice of materials. It will also be well screened by the existing and proposed vegetation with most direct views being from inside the golf course. As such it is considered that the visual impact will be acceptable. 

	Highways:
The access to the site is via Whalley Old Road and a short track forks just past the gate, with one side leading to the golf course and a new section leading to the site of the proposal. There is a vehicular access gate off the layby which was locked at the time of the visit and a pedestrian access gate to the side of this. 

It is alleged by objectors that this vehicular access is new, however whether this is the case or not, the use of it for the purpose proposed is assessed as part of the application. 

Further information has been submitted during the course of the application; this included visibility splays based on the 40mph speed limit along this road and information on the operation of the business. 

Splays can be achieved of a sufficient size to meet current guidance and the third-party land within these splays is highway land, as such the highway authority are satisfied that a condition restricting the height of anything in these splays to less than 0.9 m is acceptable.

As the applicant will pick up and drop of the dogs there will be a limited number of trips to the site and this is likely to be two a day. This is not considered to raise any concerns with respect to highway safety or capacity in the vicinity.  

There is a public footpath adjacent to the site and the Public Rights of Way section have no objection to the proposal subject to the path remaining unobstructed or altered. An informative will be included in the decision to this effect. 

As aforementioned the vehicle gate is padlocked and it is not likely that the golf club or dog care operators would wish to leave this open to the public for security reasons. Notwithstanding this a condition requiring the gate to be locked when not in use is considered appropriate as well as the other conditions suggested by the highway authority.  

	Observations/Consideration of Matters Raised/Conclusion:
Having had due regard to the NPPF, relevant core strategy policies and the other material planning considerations and taking into account the representations made by interested parties; the proposal is considered acceptable and there are no issues that would warrant a refusal of planning permission. Therefore, it is recommended accordingly. 

	RECOMMENDATION:
	That planning permission is granted. 
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