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This report was presented to the Executive at its meeting on 17 December, when the recommendations were agreed.

Questions for / input required from Scrutiny:

The consultants, DCA, will attend the meeting to present their report and respond to any questions on their conclusions regarding the suitability of the former Lonsdale building for this facility in Carlisle.

Recommendations:

It is RECOMMENDED that the Committee considers the issues raised in the appended report.
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1. BACKGROUND INFORMATION 

1.1
The issue of the Theatre/Performing Arts Centre and in particular the potential to utilise the Lonsdale for this facility was discussed at the Council meeting on 28 June 2007.   This report provides an update on the issues related to the motion (C127/07) from that meeting:-


“The Council notes the outcome of the Theatre/Art Centre Feasibility Study, with its main recommendation being for a new build at an estimated cost of £21 million and the recent decision by the Secretary of State to list the Lonsdale building.


In light of these developments without prejudice to any legal implications arising from them, this Council requests the Executive to:

(a) provide support and assistance to the Save the Lonsdale Group as it considers appropriate to facilitate the use of the Lonsdale Building as an Independent Cinema;

(b) assess the potential to establish a Theatre/Art Centre and associated facilities in the Warwick Road/Mary Street area as part of a mixed use development”.

1.2
In responding to this motion an essential first step was to gain access to the Lonsdale Building to determine its suitability for use as a Theatre/Arts Centre.   Following a period of discussion between the Chief Executive and the owner of the Lonsdale it has been possible to gain access to the building to enable DCA Ltd, the consultants appointed by the Council to fully assess this option.   A copy of their subsequent report is included as Appendix A.   Officers have also completed an exercise to reference land and property interests in the surrounding Warwick Road/Mary Street area.

1.3
Before looking at the outcomes from this report it is worth re-capping on the focus of the work undertaken by consultants regarding the Theatre/Performing Arts Centre.   The background work undertaken initially by Roger Lancaster Associates included consultation with interest groups, potential local, regional and national users of such a facility and potential audience/user ranges for each component.   This was then used to size the space requirements for each of those uses, together with ancillary aspects to support the business.   The outcomes from this were then tested against a range of locations and this has now been extended to the Lonsdale once access was achieved.   It is also important to emphasise that the outcomes of the earlier work identified that the Arts centre components were as, if not more, important than the theatre space, particularly in helping to generate income from ancillary elements which are an integral part of these facilities.   This work built a model to provide a sustainable and top class facility for Carlisle meeting the aspirations of those consulted during earlier studies, anything less would sell the City short.

1.4
The consultant’s report on the suitability of the Lonsdale is appended and the consultant’s key findings are based on the model evolved through earlier work.


The consultants main findings are set out in a summary to the report but the key issues they identify with the Lonsdale are:-

· not all the desirable uses can be accommodated in the Lonsdale building i.e. larger secondary studies, good quality education and multi purpose spaces and the layout/potential configuration and form of spaces would be less than ideal from the needs defined by the arts community

· the main auditorium would be a ‘theatre in the round’ which has significant implications on the events that could be programmed, although this layout has successfully formed the basis for other theatre only venues    

· the current ‘listing’ would provide difficulties for any adaptation 

· the capital costs in converting the building to meet the scaled down provision would be ‘close to equivalent to the costs of a new build theatre and arts centre’ (based on indicative areas this would be in the region of £12-18m excluding any building acquisition costs)

· the revised business case identifies the need for an increased revenue subsidy to around £530,000 with some concerns about future maintenance and energy costs

1.5
Based on the information provided by the consultants it would appear that the whole range of uses in the facility required by Carlisle, based on all the background work, can not be located in the Lonsdale Building.   A ‘scaled down’ model could use the building but still at a significant capital cost and with major concerns about the viability and sustainability of the business case.   The current financial capacity of the Council is such that it would not be possible for the Council to directly deliver and support a project of this scale, as was the case for the new build proposal which DCA have previously suggested.   An important issue for the Council to balance is that if it wishes to pursue a facility which meets all the identified needs or one which achieves only some of those.   The City is likely to only have one chance to achieve such a facility in the foreseeable future, through Carlisle Renaissance.

1.6
In accordance with the Council motion there has been a meeting with each of the main interest groups and regular dialogue with representatives of the ‘Save the Lonsdale’ group.   If it is impractical to incorporate all the identified elements of a theatre/PA centre it is important to assess what uses could be undertaken within the building.   It is understood that the Save the Lonsdale Group are considering options but as yet no detailed, costed proposals have emerged.

1.7
In discussions with the owners of the Lonsdale it has been clarified that they have applied to the Department of Culture, Media & Sport/English Heritage to remove the recent ‘listing’ of the building.   This is currently being assessed but it could be up to 6 months before the outcome is known.

2. OPTIONS FOR PROGRESS
2.1
As outlined in an earlier report there is an identified need for a Theatre/Performing Arts Centre in Carlisle but the City Council does not have the financial capacity to directly progress the project development with the potential for grant funding currently limited for such facilities on their own.

2.2
The most likely means of delivering such an ambitious project would be as part of a comprehensive masterplanning/redevelopment programme, i.e. included as part of the development brief for the site.   The proposals for Rickergate provide an opportunity for this where it may be viable through other uses within that development.   A similar assessment could be undertaken for the area at the top of Warwick Road, including the Lonsdale.   However attention is drawn to the consultants summary of main findings which identifies problems with locating the main auditorium in the Lonsdale building.   One of the key conclusions from the study is:
“Although other sites may become available, the weaknesses in any proposal to convert the Lonsdale cannot be readily addressed by the acquisition of further adjacent sites as the key problem with the proposal is the difficulty in inserting any appropriate new auditorium in the main space of the Lonsdale itself.”


The basis of the previous Consultants recommendation was based in part on opportunity for cross subsidy due to scale of development proposed for Rickergate.   These conditions do not apply to Warwick Road area, less value etc even before the consultants views are taken into account regarding difficulties in locating the main auditorium in the main space of the Lonsdale  – so a masterplan would need to be based on new-build within a constrained area with little room left for valuable other uses to cross subsidise.

2.3
Should development interest arise in this area then the Council should respond positively on the principles set out within the Carlisle Renaissance Development Framework.

3. CONSULTATION

3.1
Consultation to Date -   through the preparation of feasibility studies to date.

3.2
Consultation proposed -  Community O/S Committee.

4. RECOMMENDATIONS

It is RECOMMENDED that:-

1. The Executive notes the conclusions of the consultants’ report

2. This report be referred to the Community O/S Committee to consider at its meeting on 17 January 2008 at which the consultants will attend and present their findings

5. REASONS FOR RECOMMENDATIONS

The recommendations are based on the findings of a report undertaken by consultants commissioned by the Council.

6. IMPLICATIONS

· Staffing/Resources –   None at this stage.

· Financial – As stated within the report, any scheme for a Theatre/Performing Arts Centre (whether a conversion or new build) would require significant capital and revenue investment.  There is no provision in the capital programme for a theatre, and any such provision (including revenue implications) would need to be considered in the light of other priorities for the Council.  If the scheme proceeds, a full business case would need to be prepared which would include addressing the scope for generating external funding.

· Legal –   The Council has the power under the Local Government Act 1972 to acquire land and is able to expend money for the economic, environmental or social well-being of its area in accordance with the Local Government Act 2000.  It carrying out its functions the Council must be cognisant of its fiduciary duties to local tax payers and act accordingly.  Any expenditure of public funds should be fully considered and prudent, providing that it has regard to its own community strategy prior to exercising this power.   
· Corporate –  The needs and benefits of a Theatre/Performing Arts Centre have been recognised and incorporated within the Carlisle Renaissance Development Framework.   There may be only one opportunity for this facility and it is important for Carlisle that a sustainable facility is delivered.

· Risk Management –   At this stage the key issue is the deliverability of a Theatre/Performing Arts Centre which has a sustainable business plan.

· Equality and Disability –   Would be encompassed within the design of any facility.

· Environmental –   Would be encompassed within the design of any facility

· Crime and Disorder –   Would be encompassed within the design of any facility

· Impact on Customers –  There is an identified need for a Theatre/Performing Arts Centre in Carlisle.
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