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	DEVELOPMENT PROPOSED:
	Demolition of existing agricultural buildings to make way for proposed indoor leisure complex incorporating swimming pool, sauna, steam room and jacuzzi, with cafe and display shop

	AT:
	Todber Holiday Park  Burnley Road  Gisburn  BB7  4JJ

	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 pursuant to Section 91 of the Town and Country Planning Act 1990.



	2. 
	The permission shall relate to the development as shown on Plan Drawing number's HT1003.1 Issue A and HT1003.2 Issue A. 

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



	3. 
	Precise specifications and samples of walling and roofing materials, details of any window and door surrounds and fenestration details (including materials to be used) shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

Reason:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality.  In accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan, Policies DMG1 and DME2 of the Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft, and guidance within the NPPF.

P.T.O.

	4. 
	Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 21st of November 2012.

Reason:  To ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.  To ensure that are no adverse effects on the favourable conservation status of a bat population.  To protect the bat population from damaging activities and reduce or remove the impact of development.



	5. 
	No development shall take place until details of the provisions to be made for building dependent species of conservation concern artificial bird nesting boxes and artificial bat roosting sites have been submitted, and approved by the local planning authority. 

The details shall be submitted on a building dependent bird/bat species development site plan and include details of plot numbers and the numbers of per individual building/dwelling and type. The details shall also identify the actual wall and roof elevations into which the above provisions shall be incorporated -north/north east elevations for birds & elevations with a minimum of 5 hours morning sun for bats.

The artificial bird/bat boxes shall be incorporated into those dwellings/buildings during the actual construction of those individual identified on the submitted plan before the development is first brought into use, unless otherwise agreed in writing by the local planning authority.

Reason:  To ensure that bird and bat species are protected and their habitat enhanced, in accordance with the Wildlife & Countryside Act 1981 as amended, the Conservation [Natural Habitats & c.] Regulations 1994 and District Wide Local Plan.



	6. 
	The use of the premises in accordance with this permission shall be restricted to the hours between 0800 to 2100.

Reason:  The use of the premises outside these hours could prove injurious to the character of the area and in order to safeguard neighbouring residential amenities.  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, Policy DMG1 of the Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft, and guidance within the NPPF.



	7. 
	Before the use commences or the premises are occupied, the building shall be insulated in accordance with a scheme to be submitted to and approved by the Local Planning Authority.

Reason:  In the interests of the general amenity of the area and to safeguard, where appropriate, neighbouring residential amenity.  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, Policy DMG1 of the Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft, and guidance within the NPPF.



	8. 
	Before any works to implement this permission are commenced, details of any flue required to dispose of fumes from the cooking process shall be submitted to and approved by the local planning authority.

Reason:  In order that the Local Planning Authority can be satisfied that the details are not injurious to the visual amenity and to safeguard, where appropriate, neighbouring residential amenity.  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, Policy DMG1 of the Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft, and guidance within the NPPF.

P.T.O.

	9. 
	The use of the Indoor Leisure Complex hereby approved shall be limited to people staying on the caravan/holiday park only, unless otherwise agreed in writing with the Local Planning Authority.

Reason:  There is concern that if people living in the vicinity of Todber Park and beyond are allowed to use the leisure complex, either on an ad hoc basis or through membership, there may well be a significant increase in traffic along the A682, and to and from the site, which would need to be assessed and evaluated to determine the effect on highway safety.  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, Policy DMG1 of the Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft, and guidance within the NPPF.




Relevant planning policy

	NPPF.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Open Countryside.

Policy ENV7 - Species Protection.

Policy RT1 - General Recreation and Tourism Policy.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft.

Policy DMG1 - General Considerations.

Policy DMG2 - Strategic Considerations.

Policy DME2 - Landscape and Townscape Protection.

Policy DME3 - Site and Species Protection and Conservation.

Policy DMB3 - Recreation and Tourism Development.

Key Statement EN2 - Landscape.

Key Statement EC3 - Visitor Economy.

Wildlife & Countryside Act 1981 as amended.

The Conservation [Natural Habitats & c.] Regulations 1994.


	Summary of reasons for approval

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.


	The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use. Whether or not this was used, 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 "



	


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.

P.T.O.

	3. 
	Swimming pool contents must be allowed to de-chlorinate by standing for at least two days prior to being discharged. 

The swimming pool water may be discharged to foul sewer with permission from United Utilities.

In the absence of a foul sewer there are three options for the disposal of swimming pool drain down / back wash water:

1) If the chemical content of the backwash water is reduced to zero, it could be discharged at an appropriate rate through a sewage treatment plant; or

2) If the chemical content of the backwash water is reduced to zero, it could be used to irrigate a suitable piece of land; or

3) The backwash water must be stored and tankered away for suitable disposal off site.

It is the responsibility of the owner to ensure that the swimming pool drain down and backwash does not cause an environmental problem or pollution of inland freshwaters, coastal waters and territorial waters. The owner is responsible for the quality of the discharge of effluent associated with any disposal via a sewage treatment plant.



	4. 
	The applicant is advised to install non slip flooring/tiling of at least a B rating or rated 36 or above on the slider 55. 

In addition, the HSE guidance document HSG179 Managing Health and Safety in Swimming pools, the Pool Water Treatment Advisory Group Swimming Pool Water Treatment and Quality Standards are useful documents which will guide you to fulfil the applicant duties in relation to health and safety. 




JOHN HEAP

DIRECTOR OF COMMUNITY SERVICES
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