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______________________________________________________________________________________
	DEVELOPMENT PROPOSED:
	The change of use of agricultural land to dog walking area, the erection of building to accommodate a dog grooming/rest area and the erection of a field shelter 

	AT:
	Cunliffe Moss Farm Saccary Lane Mellor BB1 9DL 

	Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out of the above development in accordance with the application plans and documents submitted subject to the following condition(s):


	1. 
	The development must be begun not later than the expiration of three years beginning with the date of this permission.

Reason:  Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act 2004.



	2. 
	The permission shall relate to the development as shown on Plan Reference:
Location Plan Drawing No: Ain/798/3080/03
Proposed Site Plan Drawing No: Ain/798/3080/02
Proposed Plans and Elevations of Dog Care Building and Field Shelter Drawing No: Ain/798/3080/01A
Noise Management Plan March 2022

Reason:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.


P.T.O.

	3. 
	The proposed 1.8m post and wire fence hereby approved shall be installed in accordance with the details received 27 May 2022, namely photo illustration of its appearance and confirmation that it is only be used to enclose the exercise area (as denoted in green hatch on the approved plan), not the path. The fence thereafter shall be retained in perpetuity.

Reason:  In the interests of visual amenity


	4. 
	The proposed business shall only be operated by the residents of the Cunliffe Moss Farm agricultural holding, as shown within land edged blue on the approved site location plan, and shall not be sub-let or operated separately to Cunliffe Moss Farm or used for any other business use at any time.

Reason: In order to support the continued operation of the Cunliffe Moss Farm business.  

	5. 
	The development hereby permitted shall not be occupied until such time as the parking and turning facilities have been implemented in accordance with GHA drawing number Ain/798/3080/02. Thereafter the onsite parking provision shall be so maintained in perpetuity.

Reason: To ensure that adequate off-street parking provision is made to reduce the possibility of the proposed development leading to on-street parking problems locally and to enable vehicles to enter and leave the site in a forward direction in the interests of highway safety. 

	6. 
	The use hereby approved shall not be open to visiting members of the public. Customers dogs shall arrive instead by the pickup and drop off delivery service provided by the Applicant. 

Reason: In the interests of sustainability, access and highway safety. 

	7. 
	The number of dogs on the site shall be limited to 16 per day.

Reason: To ensure that any future changes to dog numbers and the operation of the business can be fully considered. 

	8. 
	The development shall be implemented and operated in perpetuity at the site in strict accordance with the measures contained in the Noise Management Plan of March 2022 and letter received 3 August 2022 confirming that the Yorkshire boarding can be retained as a cladding to the solid structure above 1500mm level on the main building (labelled ‘dog care building structure’ on the approved plan).

Reason: To ensure noise emissions from the proposed Dog kennel and exercise facility will be identified and controlled so that no adverse impact is experienced by neighbouring residential developments.



P.T.O.

	9.




10.





11.
	The approved external material surface details as specified on the approved plan(s) shall be implemented before first use of the respective buildings hereby permitted.

Reason : In the interests of the character and appearance of the open countryside.

The use hereby permitted shall only operate between the hours of 8am and 5pm Monday to Friday.

Reason: To ensure that any future changes to the operation of the business can be fully considered.

There shall be no external lighting erected, and no amplified music played, without the express grant of planning permission.

Reason: In the interest of visual and residential amenity.






Note(s)

	1. 
	For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached notes.

	2. 
	The applicant is advised that should there be any deviation from the approved plan the Local Planning Authority must be informed.  It is therefore vital that any future Building Regulation application must comply with the approved planning application.

	3. 
	The Local Planning Authority has endeavoured to work proactively and positively to resolve issues and considered the imposition of appropriate conditions and amendments to the application to deliver a sustainable form of development.

	4.


5.

















6.
		[bookmark: InformativeText]United Utilities have provided advice to the applicant in respect to drainage, water and wastewater services and UU property, assets and infrastructure.

	Cadent Gas Ltd own and operate the gas infrastructure within the area of the development. Prior to carrying out works, please register on
www.linesearchbeforeudig.co.uk to submit details of the planned works for review, ensuring requirements are adhered to.

The original holding objection was triggered due to the presence of a High Pressure Major Accident Hazard Pipeline (MAHP) and/or an
Intermediate Pressure Pipeline and/or an Above Ground Installation.
The minimum building proximity distance (BPD) for the pipelines and associated installations is as follows: 8M .





P.T.O.


	Ribble Valley Borough Council Environmental Health advise that the applicant will need to apply for a license under the Animal Welfare (Licensing of Activities Involving Animals) (England) Regulations 2018 to operate as either/or providing dog day care/home boarding. Reference to the specific DEFRA guidance documents is strongly recommended.


    



	Nicola Hopkins
NICOLA HOPKINS
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING





Notes

Right of Appeal 
If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed development or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of the Town and Country Planning Act 1990. 
· If you want to appeal against your local planning authority’s decision then you must do so within 6 months of the date of this notice. 
· If this is a decision to refuse planning permission, or approve with conditions, a householder application, if you want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date of this notice. 
· If this is a decision to refuse planning permission, or approve with conditions, a minor commercial application, if you want to appeal against your local planning authority’s decision then you must do so within 12 weeks of the date of this notice. 

Appeals can be made online at: https://www.gov.uk/planning-inspectorate. If you are unable to access the online appeal form, please contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444 5000. The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be prepared to use this power unless there are special circumstances which excuse the delay in giving notice of appeal. The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local planning authority could not have granted planning permission for the proposed development or could not have granted it without the conditions they imposed, having regard to the statutory requirements, to the provisions of any development order and to any directions given under a development order. If an enforcement notice is served relating to the same or substantially the same land and development as in your application and if you want to appeal against your local planning authority’s decision on your application, then you must do so within: 28 days of the date of service of the enforcement notice, or within 6 months [12 weeks in the case of a householder appeal] of the date of this notice, whichever period expires earlier. In certain circumstances, a claim may be made against the local planning authority for compensation, where permission is refused or granted subject to conditions by the Secretary of State on appeal or on a reference of the application to him. The circumstances in which such compensation is payable are set out in section 114 of the Town and Country Planning Act 1990. 

Purchase Notices 
If permission to develop land is refused or granted subject to conditions, whether by the local planning authority or by the Secretary of State for the Environment and the owner of the land claims that the land has become incapable of reasonably beneficial use in its existing state and cannot be rendered capable of reasonably beneficial use by the carrying out of any development which has been or would be permitted, they may serve on the Council of the county borough or county district in which the land is situated a purchase notice requiring that Council to purchase their interest in the land in accordance with the provisions of Part VI of the Town and Country Planning Act 1990. 
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