Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0409/P

	Development Proposed:
	Variation of condition number 2 to allow the premises to inure for the benefit of Ribble Valley Dance in connection with the use of the premises as a dance studio and variation of condition number 3 to allow opening of the premises between 1000 to 2130 Monday to Friday, 0830 to 1400 Saturdays and 0900 to 1700 on Sundays at The Memorial Hall, Lowergate, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has not made any observations on this application but expressed no objections on highway safety grounds to the associated application 3/2012/0357/P that included the change of use of the first floor from recreation to dance studio.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	A letter has been received from the Minister for the Clitheroe United Reformed Church that relates to this application and also to application 3/2012/0357/P.  The Minister comments that the applicants (Ribble Valley Dance) have operated from the ground floor of The Memorial Hall on a short-term lease for a number of years and says that this use represents the maintenance of the community recreational facility for which the Memorial Hall was originally built.  The Church therefore intends to establish a longer lease with Ribble Valley Dance.  The Church welcomes the investment in The Memorial Hall and is especially keen to see the realignment of the boundary wall on Lowergate carried out as soon as possible.  This expensive piece of work would be to the benefit of both the Church and Ribble Valley Dance, and so they are working together on this project.  In short, the Church fully supports both applications.


	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	The application relates to The Memorial Hall that is attached to the rear of the United Reformed Church on Castlegate, Clitheroe.  Pedestrian access to The Memorial Hall is presently from a doorway on Strang Stee (the steeply sloping cobbled road that links Castlegate to Lowergate).

Permission was sought in 1996 (3/1996/0574/P) for the change of use of part of the ground floor of The Memorial Hall to a dance studio.  In relation to that application, a letter was received from a nearby resident who expressed concern about possible noise nuisance.  The case officer at the time was of the opinion that “given the existing facilities in the area

PTO 

and the current use of the building, this proposal to use the Hall as a dance studio would not 

significantly affect existing residential amenity”.  However, in order to minimise the impact, he considered an hours of use condition should be imposed as well as a personal condition to tie the use of the building to the applicants at that time, Lee Carter Leisure.

Permission was therefore granted subject to the standard five year commencement condition plus the following:

2.
This permission shall inure for the personal benefit of Lee Carter Leisure in connection with the use of the premises as a dance studio.

3.
The use of the premises in accordance with this permission shall be restricted to the hours between 1000 to 2130 on Monday to Friday and 1000 to 1300 on Saturdays and there should be no operation on Sundays or Bank Holidays.

The current applicants have operated a dance studio from the premises since taking over the lease in 2006.  At the time of taking on the lease, the applicants understood that the new lease simply continued the permitted use of the building as a dance studio, hence no planning permission was considered.

This current application firstly seeks to regularise that oversight by varying condition number 2 of the original permission so that it relates to Ribble Valley Dance rather than Lee Carter Leisure.

The second element of the application is a request to vary condition number 3 in order to extend the Saturday hours to 0830 to 1400 and also allow Sunday use from 0900 to 1700.  It is explained in the submitted supporting documents that the Sunday use would only be occasional (approximately 5 times a year) for examination purposes.

The application also needs to be considered in relation to the associated application 3/2012/0357/P that, amongst other things, seeks permission for the change of use of the first floor of The Memorial Hall to a dance studio (however, an existing ground floor room within the Church itself that is presently used as a dance studio would be returned to the Church).  In consideration of both application, the Environmental Health Officer commented that “whilst the extension of the opening hours would be unlikely to materially alter the amenity of the area any further than the current opening hours would, the use of the site on a Sunday will change the nature of the area and this impact must be controlled to protect the amenity of the area whilst still allowing economic growth and ensuring the vitality of the area”.  He therefore had no objections to either application subject to conditions covering the following:

· The submission for the approval of the Local Planning Authority of a noise management scheme that should set out the measures to be taken to control noise from the venue so that music cannot be heard beyond the site boundaries.

· The scheme to be regularly reviewed and a report detailing compliance with the condition to be submitted to the Local Planning Authority every three years.

· The dance studio use to operate on Sundays between the hours of 0900 and 1700 on no more than 14 occasions in any 12 month period with a record to be maintained of every occasion that the building is used for this approved purpose on a Sunday.

In response to this, the applicants have submitted a Noise Management Plan dated 20 June 2012 which includes all the measures required by the Environmental Health Officer including a stipulation that the Sunday use be restricted to no more than 14 times per year.

Continued…..

Subject to an additional condition to require compliance with the submitted Noise Management Plan, I can see no objections to the variation of condition numbers 2 and 3 of the original permission as requested.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed variation of the conditions would not result in any seriously detrimental effects upon the character of the locality or the amenities of nearby residents.



	RECOMMENDATION: That conditional permission be granted for the variation of condition numbers 2 and 3 of planning permission 3/1996/0574/P.


DATE INSPECTED: 














