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Development Control Committee 13 December 2016
 
16/00335/DPA Change of use from a garage to a dog grooming parlour At 103A 

Rockingham Road, Corby for Ms McDade 

Background 

1. The application relates to a garage located to the rear of the No. 103 Rockingham Road 
which is a retail unit selling kitchens and bathrooms. 

2. The application site is located within a retail parade with a restaurant use abutting the site to 
the east and a restaurant use located to the west which is separated a small access road. To 
the rear of the site is a servicing and car parking associated with the retail uses on the 
parade. 

3. The reason for the application coming in front of Members is because of the level of 
representations that have been received.  

Proposal 

4. The proposal is for a change of use of the garage to the rear of No. 103 Rockingham Road to 
be utilised for a dog grooming parlour. 

5. The proposal is to convert the garage to provide a reception area, grooming area, holding 
area, store and WC. 

6. With regard to operational development it is proposed to replace the existing garage door 
with a double glazed door, window and matching brick. A double door is also proposed to the 
rear in place of an existing opening.  

Site History 

7. There is no relevant site history for this site. 

Planning Policy 

8. Section 38(6) of the Planning and Compulsory Purchase Act 2004, still requires all 
applications for planning permission to be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise.  

9. The National Planning Policy Framework (NPPF) was adopted by Government in 2012 and 
sets out the planning policies for England and how they are expected to be applied. The 
NPPF is a material consideration in planning decisions.  

10. Paragraphs 214 and 215 of the NPPF make clear that where a local authority does not 
possess a development plan adopted since 2004, due weight may only be given to relevant 
policies in existing plans according to their degree of conformity with the NPPF. Moreover, 
the government has also released further guidance in the form of National Planning Practice 
Guidance (NPPG) which has been taken into consideration.  

11. At the heart of national planning policy is the presumption in favour of sustainable 
development which is seen as a golden thread running through both plan-making and 
decision-taking.  Development must fulfil 3 roles, namely an economic, social and 
environmental role in order to be sustainable.  

12. In July 2016 the North Northamptonshire Joint Core Strategy (JCS) was adopted and this 
document sets out the overall spatial strategy for North Northamptonshire for the period 
2011-2031 and provides the basis for considering any future growth, and a continuing focus 
on the growth of towns as the focus for infrastructure investment and higher order facilities to 
support major employment, housing, retail and leisure development. 
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13. Due regard has been had to the implications of both the NPPF, NPPG and JCS during the 
assessment of this planning application.   

14. The Corby Borough Local Plan was adopted in 1997 and certain policies have been saved 
as they are in general conformity with the policies of the NPPF. 

National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) 

15. The National Planning Policy Framework (NPPF) and National Planning Practice Guidance 
(NPPG) identifies a set of core land use planning principles which now underpin both plan-
making and decision making.  These 12 principles include that planning should proactively 
drive and support sustainable economic development to deliver the homes, business and 
industrial units, infrastructure and thriving local places that the country needs, securing a 
good standard of amenity for all existing and future occupants of land and buildings. 
Achieving these three roles is imperative for any scheme to be considered acceptable. 

16. Paragraph 18 states that the Government is committed to securing economic growth in order 
to create jobs and prosperity, building on the country’s inherent strengths, and meeting the 
twin challenges of global competition and of a low carbon future. 

17. Paragraph 29 requires transport policies to facilitate sustainable development by contributing 
to wider sustainability and health objectives. 

18. Paragraph 56 states that good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places better for 
people. 

North Northamptonshire Joint Core Strategy 2011-2031 

19. The North Northamptonshire Joint Core Strategy was adopted in July 2016 by the Joint 
Committee representing the Councils of Corby, East Northamptonshire, Kettering and 
Wellingborough and Northamptonshire County Council.  This is now the strategic plan for the 
period up to 2031. The following policies are relevant to the application under consideration: 

20. Policy 1 states that when considering development proposals the Local Planning Authority 
would take a positive approach that reflects the presumption in favour of sustainable 
development contained in the NPPF. 

21. Policy 8 supports the North Northamptonshire place shaping principles and requires that 
development should create connected places; make safe and pleasant streets and spaces, 
and ensure places are adaptable, flexible and diverse as well as creating a distinctive local 
character. This would result in ensuring quality of life and safer and healthier communities. 

Consultations 

22. Highway Authority – No objection subject to a condition in regards to deleterious material on 
the highway during construction works and unlawful water discharging onto the highway. 

23. Environmental Services – There is potential for noise issues, however this is dependent on 
management of the site and also number of customers. In regards to smell there is a conflict 
between restaurant and applicant of 1 hour (between 5pm and 6pm), so only at these times 
will there be any problems. Providing animals are not kept overnight (for which a dog/cat 
boarding license is required), then the interference should be minor to the adjacent 
restaurants. In regards to hygiene it would be a failure of the adjacent restaurants for leaving 
access doors for animals to enter. If the premise causes smells then Environmental Services 
can deal with this under statutory nuisance provisions should the use cause substantial 
interference to their businesses. 

Advertisement/Representations 

24. Site notice was posted on a lamp post outside the site on 28th September 2016 

25. Public Notice – Not required for an application of this nature. 

26. Neighbour Notification –  
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 101B, 101C, 103, 105, 105A, 107A, 107B Rockingham Road 

Summary of Representations 

27. 4 letters of representation were received and the following concerns have been identified:  

 The barking of dogs will be a nuisance to the dining customers and substantially this 
will have an effect on loss of our business. 

 A dog parlour located next to existing takeaway will pose greater food hygiene risk 
(contamination, odours and food borne illnesses). 

 Impact on customers as a result of noise levels. 

 Impact on customers as a result of perception of cleanliness.  

Report 

28. The application relates to a garage located to the rear of the No. 103 Rockingham Road 
which is a retail unit selling kitchens and bathrooms. 

29. The application site is located within a retail parade with a restaurant use butting the site to 
the east and a restaurant use located to the west which is separated a small access road. To 
the rear of the site is a servicing and car parking associated with the retail uses on the 
parade. 

30. The proposal is for a change of use of the garage to the rear of No. 103 Rockingham Road to 
be utilised for a dog grooming parlour. 

31. The proposal is to convert the garage to provide a reception area, grooming area, holding 
area, store and WC. 

32. In regards to operational development it is proposed to replace the existing garage door with 
a double glazed door, window and matching brick. A double door is also proposed to the rear 
in place of an existing opening.  

33. The main issues to be considered in the assessment of this application are the impact of the 
proposal on the design and appearance, impact on the residential amenities and operating 
conditions of neighbouring businesses and highways safety impacts. 

Design and Appearance 

34. The garage to which this is application relates is located to the rear of existing retail parade 
and will only be visible from limited views from Rockingham Road. 

35. The proposed alterations to the garage include removing the garage door and replacing it 
with a double glazed door, window and matching brick. A double door is also proposed to the 
rear of the garage. 

36. The proposed alterations are limited and as mentioned above will only be visible from limited 
views from Rockingham Road. The proposal is therefore considered to be acceptable from a 
design and appearance perspective and will not result in any adverse impact on the visual 
amenities of the area.  

Impact on Residential Amenity and Operating Conditions of Neighbouring Businesses 

37. The garage to which this application relates is detached from the main retail uses on the 
Rockingham Road frontage. There is residential accommodation above some of the retail 
units along the parade. The opening hours of the proposed dog grooming parlour are 
between 08:00hrs to 18:00hrs Monday to Saturday. 

38. 4 letters of objections have been received in regards to the proposal from neighbouring 
businesses operating as restaurants and takeaways. The main concerns raised are in 
relation to noise, odours and hygiene and the implications this will have on their businesses   

39. The applicant has confirmed that the proposal will have between 5-8 dogs per day and will 
be on an appointment basis. They have suggested that the busiest times will between 
10:00hrs to 16:00hrs. 
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40. The proposed opening times of the business appear to be reasonable and the use will be 
confined within the fabric of the building. The only noise that could result from the use is dogs 
barking and the use of electric dryers. Given the low level of use proposed and given that the 
business will be operating on an appointment basis, it is not considered that the proposal will 
have any adverse impact on the residential amenity of surrounding dwellings. 

41. In regards to the operating conditions of neighbouring businesses the proposal will only have 
a conflict with the restaurant and takeaway uses for one hour between 17:00hrs and 
18:00hrs. It is not considered that this will result in any significant adverse impact on the 
operating conditions of neighbouring uses to justify refusing permission. Furthermore the 
Environmental Services department have assessed the proposal and do not consider the 
impacts of the proposal in regards to noise, odours and hygiene to be significant and 
therefore do not object to the proposal. 

42. Based on the above it is considered that the proposal is acceptable in regards to impact on 
the residential amenity of adjacent dwellings and on the operating conditions of neighbouring 
businesses. 

Highway Impacts  

43. The application site is located on a retail parade on Rockingham Road which has its own 
service road to the front. The proposed use will operate during the hours of 08:00hrs to 
18:00hrs when a number of other retail uses will operate. There are a number of restaurant 
and takeaway uses on the parade that will be closed for most of the operating times 
proposed for this application. 

44. The Highway Authority has considered the proposal and do not object to parking levels. 
Given the limited amount of customers expected and given it is on an appointment basis it 
not considered that there would be significant traffic generation and therefore the parking in 
the area would not be materially affected by the proposal. 

45. Whilst the Highway Authority have not objected they have asked for conditions to be 
imposed in regards to unlawful discharge of water onto the highway and to ensure no 
deleterious material is left on the highway during the construction works are taking place. 
Given the limited operational works proposed it is not considered that these conditions are 
necessary in this instance. 

Conclusion 

46. Based on the above considerations it is considered that the proposed use would be 
acceptable and would not result in any significant adverse impact on the visual amenities of 
the area nor on residential amenity or operating conditions of neighbouring businesses and is 
acceptable from a highway safety point of view. The proposal is therefore considered to 
accord with the National Planning Policy Framework and Policies 1 and 8 of the North 
Northamptonshire Joint Core Strategy. 

Recommendation 

47. It is recommended that planning permission be granted subject to the conditions outlined 
below: 

1. The development hereby permitted shall be commenced no later than three years from the 
date of this permission. 

Reason: To accord with Section 91 of the Town and Country Planning Act 1990 as 
amended. 

2. The use shall not take place other than between the hours of 08:00hrs -18:00hrs Monday to 
Saturday. 

Reason: In the interests of residential amenity and the operating conditions of neighbouring 
businesses in accordance with Policy 8 of the North Northamptonshire Joint Core 
Strategy. 
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Reasons for Approval 

48. The proposed change of use from a garage to dog grooming parlour in this location is 
considered to be an acceptable use that would not result in any significant adverse impact on 
the visual amenities of the area nor on residential amenity or operating conditions of 
neighbouring businesses and is acceptable from a highway safety point of view. The 
proposal is therefore considered to accord with the National Planning Policy Framework and 
Policies 1 and 8 of the North Northamptonshire Joint Core Strategy. 

Statement of Applicant Involvement 

49. Discussions with the applicant have lead to the submission of additional information to 
confirm details of how the business intends to operate. 

Officer to Contact 

Mitesh Rathod 

Tel No: 01536 464160 

Email: mitesh.rathod@corby.gov.uk 


