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	Date Inspected:
	28/03/2019
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	To develop workshop into a studio (D2) for martial arts classes and other health and fitness related activities.

	Site Address/Location:
	The Workshop, 27 Bawdlands, Clitheroe, BB7 2LA

	


	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council has raised concerns regarding the impact of parking availability and potential disturbance to residents especially later at night.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways 
	No objections

	CONSULTATIONS: 
	Additional Representations.

	Five letters of representation have been received with the following objections:
· No building regulations or health and safety information has been submitted.

· Additional traffic will cause major disruption due to lack of parking. 

· Concerns regarding opening hours causing adverse impact on neighbouring dwelling.

· Concerns regarding noise from clients leaving classes and music being played during these classes.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement EC1 – Business and Employment Development.

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG 3 – Transport and Mobility

Policy DMB 1 Supporting Business Growth and the Local Economy



	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

 The application site lies on the outskirts of town centre of Clitheroe on the corner of Corporation Street and Bawdlands. The application relates specifically to the attached ‘workshop space’ to the rear (south) of the existing business premises at 27-29 Bawdlands. The area is predominately residential in character although the extended gym space will be associated with the existing Martial Arts Studio at 27 – 29 Bawdlands. 


	Proposed Development for which consent is sought:

 The proposed development seeks full planning consent to change the use of workshop to the rear of the existing Martial Arts Studio to provide additional gym space. 
The existing Martial Arts Studio currently runs classes between the hours of 08-00 – 21-00 Monday to Friday, 08:00-17:00 Saturday and Sunday and 17:00 – 21:00 Bank Holidays. Whilst the premises has indicated these times as their opening hours, classes are not run all day as this depends on customer demands and availability of class instructors. The existing premises does not benefit from any designated parking spaces and therefore customers and members of staff utilise the surrounding unrestricted residential streets. The development does not proposed any external alterations and therefore the external appearance of the building will remain the same. 



	Residential Amenity:
 This application has been subject to a neighbour consultation in which the LPA have received concerns regarding excess traffic and parking issues caused by customers attending classes and also noise nuisance caused by cars, customers and music played during these classes.
A number of letters of objections have been received from dwellings on Corporation Street, Bawdlands and Moss Street.  Whilst it is accepted that the Martial Arts Studio does at times have a sudden influx of customers as the existing use of the business has already been established it is considered that the approval of the proposed additional space will not result in a significant number of cars or customers at any one time to warrant refusal of the application.
Regarding concerns raised by residents in terms of noise nuisance, the Councils Environmental Health Officer has considered the potential for adverse impact in respect of residential amenity and has raised no objections subject to the imposition of conditions relating to hours of operation being restricted to 08:00 – 19:00 Monday to Friday, 08:00 – 17:00 Saturdays, within no opening on Sundays and Bank Holidays as well as the granting of temporary consent for 12 months and that no noise from the development shall be audible from inside any living room, bedroom or garden area of the nearest noise sensitive premises. 
In order to monitor the proposed use it is considered appropriate to grant consent in the first instance, on a temporary basis, with a view of granting further consent should the use prove to be compatible with the residential nature of the area.

Whilst it is accepted that the opening hours are outside those considered to be typical business hours. As the existing business currently operates from 08-00 – 21-00 Monday to Friday, 08:00-17:00 Saturday and Sunday and 17:00 – 21:00 Bank Holidays it is not considered appropriate to restrict the hours to those requested by our Environmental Health Officer. The openings hours are unusual for a residential area however  the applicant has confirmed that the opening hours proposed will not result in a full time business as the business will only be open as and when classes are commencing, during and finishing. The granting of temporary consent with a wider scope for hours of opening will enable the client to build a customer base holding classes at times that are suitable for this customer base.  These hours of opening can be reviewed when a further application is submitted.
Notwithstanding the conditions recommended by the Councils EHO it is considered appropriate to impose the aforementioned condition which ties the use to the existing martial arts studio at 27 Bawdlands.


	Visual Amenity:
No external alterations are to be carried out to the workshop and therefore it is considered that the proposed development would not have a harmful impact on the visual character or appearance of the application building or the surrounding area.

	Highways:

A number of concerns have been raised by a number of residents regarding the potential impact of additional cars due to customers coming and going from the site. LCC highways have no objection to the application and it is considered that the vehicular movements created by the use will not be significantly more than existing and that there is adequate on street parking available to accommodate any additional parking demands created by the proposal. It is also considered that as the development site is located on the edge of the town centre the site has a sustainable location.

	Observations/Consideration of Matters Raised/Conclusion:

With all the above taken into consideration it is recommended accordingly.

	RECOMMENDATION:
	That temporary consent be granted.


