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USE OF PREMISES AS PRIVATE HIRE BOOKING OFFICE UNIT 2, PARK GATE WORKS, ESHTON TERRACE, CLITHEROE

	TOWN COUNCIL:
	The Town Council do not object in principle however they have concerns regarding the need for suitable off-street parking for the vehicles that will operate from the premises. They ask the Borough Council to arrange for the Taxi Enforcement Officer to monitor this matter if permission is granted.



	COUNTY SURVEYOR (LCC):
	No objections in principle to this application on highway safety grounds.



	ADDITIONAL REPRESENTATIONS:
	Two letters of objection has been received from nearby neighbours objecting to the application on the following grounds;

1.
Noise – The hours of use are nonsensical for a taxi firm, as is it difficult to believe they will not work before 9am and not after midnight. Eshton Terrace area is very noisy at weekends when people are coming home from a night out, and there are already taxis around the area. An addition to this will be further detrimental to residents.

	
	1. Hours of Use – Is there any way of controlling this as the stipulation of 9am until 12pm (Midnight) seems difficult to believe they will not work before 9am and not after midnight. How can this be controlled?

2. Parking – It is unreasonable to believe that only three vehicles will be used, because an office would not be required for such a small set-up. Any further parking around the site (on-street) will create further congestion and hold ups to an already busy area,

3.
Highway Safety – This is a route used by children going to and from school. The increased use of the site with vehicles reversing off the site coupled with any further parking on street may have an impact on highway and pedestrian safety,

4.
Quality of Life – The previous use of the site by a taxi firm (done so without permission) attracted groups of youths who used it as a gathering place during office hours having access to warmth and a vending machine.


Proposal

The application seeks permission for the use of Unit 2, Park Gate Works, Eshton Terrace, Clitheroe as a private hire booking office only. The Applicant has sent an additional letter outlining the proposed use of the Unit, which states “The above premises will be used as a booking office only as all our cars are Hackney Carriages and therefore will not be parking on or near the premises. They will run from the Taxi Rank in the town centre. The Booking Office will be used by the operators to answer the telephones, and pass jobs onto drivers via a radio.”

Site Location

The site is located adjacent to the pedestrian access to the Castle Grounds on Eshton Terrace, Clitheroe, opposite the pay and display car park on Mitchell Street. The site lies outside the Clitheroe Conservation Area.

Relevant History

N/A

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

PPS5 – Planning for the Historic Environment.

Environmental, AONB, Human Rights and Other Issues

The main concerns with regards to this proposal are the potential impact on highway safety, parking and any potential impact on the amenity of nearby neighbours. As there are no alterations planned for the Unit itself, the proposal is considered to have no impact on the setting of the adjacent Conservation Area.

HIGHWAY SAFETY AND PARKING

The LCC Traffic and Development Engineer has raised no objections to the proposed change of use, and notes that the development provides for the creation of an office unit specifically for the administration of a taxi booking service, involving the taking and relaying of calls. On this basis, there must be no access to the office for members of the public or for its use as a meeting place for either passengers or licensed drivers. Bearing this in mind, it is considered that the proposed use in this location is entirely acceptable and complies with the relevant Policies. Parking is readily available nearby and as such I do not envisage any highway implications.

IMPACT ON AMENITY

The premises in question is over 30m from the nearest adjacent residential property, which incidentally is also separated by the railway line, and given that the proposed use of the premises will be as a ‘Taxi Booking Office’ Only, that no members of the public will have access to the site or that taxi drivers will not be using the site as an operational base, the impact of the proposed change of use is considered to have little if no potential impact on the amenity of nearby neighbours. On this basis, I do not see the need to impose an hours of use restriction on the building, as the only comings and goings should be the people working on the telephone.

As such, bearing in mind the above and whilst I am mindful of the points of objection from nearby neighbours, I consider that the proposal is acceptable and in accordance with the relevant Planning Policies, and as such the application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1. The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2. The development hereby permitted shall be used as a taxi/private hire booking office only and shall not be open to members of the public.


REASON: The permission granted is for a specific use, and it is considered that other similar uses may give rise to adverse effects on the locality, contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

3. The premises shall not be used as a taxi stand or a between journeys operational base for drivers employed in the business and shall not be used by any other private hire/taxi drivers or operators.


REASON: In the interests of the amenity of the area and to safeguard neighbouring residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

