Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0647/P

	Development Proposed:
	Change of use from Warehouse to mix of kitchen showroom, offices and warehouse, extension to mezzanine floor and external alterations including installation of windows along the road frontage and relocation of customer access with new ramp.  Unit 5, Friendship Mill, Whalley Road, Read, Lancashire, BB12 7PN.



	CONSULTATIONS: Parish/Town Council

	Read Parish Council – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer - No objection in principle to this application on highway safety grounds.  The proposed development utilizes an existing access from Whalley Road and the internal arrangements within the site will not interfere with the safe movement of vehicles to and from the adjacent highway.


	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.
Policy G3 – Settlement Strategy.

Policy T1 – Development Proposals – Transport Implications.

Policy T7 - Parking Provision.

National Planning Policy Framework.


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

	Planning permission is sought for the use of Unit 5, Friendship Mill, Whalley Road, Read, from a Warehouse use to a mix of kitchen showroom, offices and warehouse, an extension to the existing mezzanine floor and various external alterations including the installation of windows along the road frontage and the relocation of customer access with new ramp.  Friendship Mill itself has been extended and altered historically, including the Unit in question here, and in this case Unit 5 itself is constructed from different materials to that of the Mill namely faced in brick with a ridged but asymmetric corrugated asbestos sheet roof.

The applicant currently has two other branches in Manchester and Preston and he is looking at expanding his business towards East Lancashire.  In a time when employment and the recession are important factors, this re-use of an existing empty building within a populated area is considered to be fully in accordance with the Policy guidance within Policy G3.  In addition as there are a number of other similar uses within the other Units at Friendship Mill ranging from Sui Generis, A1, B2 to B8, and bearing in mind the sites sustainable location on a main road within walking distance of a main bus route, I have no objections to the particular proposed use of the Unit at this location as it clearly complies with the sustainable requirements of the NPPF.

With regards to the potential impact on the amenity of neighbouring properties, given that the building has been used for a similar use in recent years (B8 Warehousing) it is unlikely that the proposed use of the building for more of a mixed A1/B2/B8 use would significantly impact upon the amenity of nearby neighbours.  With regards to the external changes to the building and its roadside frontage, namely the insertion of the four large windows in the roadside elevation (north) and the insertion of railings within the existing stone wall to allow clearer views of the building, the building will become significantly more visible to passing motorists and to the occupiers of the dwellings opposite.  The building is positioned some 18m from the front elevation of these properties and is of course separated by Whalley Road (A671), and as such I do not consider these alterations would detrimental impinge on the enjoyment of the occupiers of the dwellings opposite.  Despite this, it seems sensible to restrict the opening hours to then allow a further assessment of an increase in these hours if the new owner/tenant requires.

With regards to the visual impact of the proposed external changes to the building and its roadside frontage, namely the insertion of the four large windows in the roadside elevation (north) and the insertion of railings within the existing stone wall to allow clearer views of the building, whilst the building will become significantly more visible to passing motorists and to the occupiers of the dwellings opposite, this is not considered to be at the detriment of the streetscene.  The scheme also includes the provision of an improved entrance ramp up to the new showroom to improve the accessibility of the site.  The building itself is not considered to be of any great architectural merit and along with the rest of the Friendship Mill frontage; it is considered that the site would benefit greatly from the improvements and investments proposed as part of this application.

On this basis, as the proposal will have an acceptable impact on highway safety, parking and the amenity of nearby residents and businesses, and given that the use proposed is considered acceptable at this location, I recommend this application accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given nature would not result in a significant detrimental impact on nearby residential amenity, and nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 31/08/2012








