Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0045/P

	Development Proposed:
	Demolition of existing agricultural buildings to make way for proposed indoor leisure complex incorporating swimming pool, sauna, steam room and Jacuzzi, with café and display shop.  Todber Holiday Park, Burnley Road, Gisburn, BB7 4JJ.



	CONSULTATIONS: Parish/Town Council

	Rimington & Middop Parish Council - No objections to this scheme providing it stays within the current footprint of the building and is built in keeping with vernacular style.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objection to this proposed development.  However please note the following comments.
It is understood from the application that this facility is for the use of people staying in the caravan / holiday park.  This appears to be the case from the Design and Access Statement and also from the comments in section 10 of the application form.  Please would you attach a condition to any planning permission you may decide to grant limiting the use of the pool and leisure complex to people staying in the caravan/ holiday park.  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 which would need to be assessed and evaluated to determine the effect on highway safety.


	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	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.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission is sought for the demolition of existing agricultural buildings to make way for a proposed indoor leisure complex incorporating swimming pool, sauna, steam room and Jacuzzi, with café and display shop, at Todber Holiday Park, Burnley Road, Gisburn.  The scheme is proposed by the applicant in order to expand the level of facilities for holidaymakers visiting the site, mainly due to the lack of wet weather attractions on site and within the immediate locality, but also to increase the attractiveness of this park.

The new complex will be located on the footprint of existing agricultural buildings to the rear of the shop and public house that are positioned close to the site entrance.  The buildings are primarily used for maintenance support and storage at present, and due to their current state of repair, structural integrity and thermal efficiency, would be unsuitable as structures to be re-used/refurbished.  The scheme proposes the construction of a modern functioning leisure complex, using reclaimed materials from the existing building on site as a façade.  The complex will provide a leisure pool, bubble beds, Jacuzzi, sauna, steam room, café and changing facilities for the visitors to the site, and will also allow the existing kitchen area to be expanded to enable a more functional facility to both visitors to the pool and the public house on site.  The proposal will also allow the existing shop to be moved within the new complex and allow the reception/sales area to be a dedicated arrival point for visitors.

Local Plan policy RT1 notes that it will approve development proposals which extend the range of tourism and visitor attractions within the borough, and on the basis of the many positives that such a scheme would bring to the area, the proposal is considered in principle to be fully in accordance with the relevant local plan policies.  Paragraph 28 of the NPPF supports this noting that ‘Planning policies should support economic growth in rural areas in order to create jobs and prosperity by taking a positive approach to sustainable new development.’  To promote a strong rural economy, it advises that local plans should, amongst other things,

· support the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well designed new buildings, and

· support sustainable rural tourism and leisure developments that benefit businesses in rural areas, communities and visitors, and which respect the character of the countryside. This should include supporting the provision and expansion of tourist and visitor facilities in appropriate locations where identified needs are not met by existing facilities in rural service centres.

Visually, the scheme proposed is of a suitable design and will use materials that will enable it to blend in with the existing buildings on and adjacent to the site, and subject to the proposal complying with a number of conditions, will have very little impact upon the amenity of the occupiers of the adjacent dwelling.  On this basis, given the obvious benefits of the proposal and that the scheme is in full compliance with the relevant local and national planning policy guidance, the application is recommended accordingly.



	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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 06/02/2013














