
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0824

	Development Proposed:
	Change of use from booking office to walk in booking office to include creation of additional parking at Ground Floor Office of 6 Abbey Works, Back King Street, Whalley.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council - Raise objections to this proposal for the following reasons:

· Irresponsible to allow clients to walk down an unlit narrow road without a footpath to an inappropriate back street building. To then increase the number of vehicles commuting to and from this building increases this risk,

· Untenable in a residential area for the above reasons,

· The road to exit the premises is unmade and unmarked,

· Road side parking and traffic congestion in Whalley will be exasberated

· This proposal would be contrary to Policy G1 of the DWLP in the interests of highway safety and the safeguarding of residential amenity of approved, and,

· Parish would welcome RVBC officers monitoring existing practices as the company regularly and systematically ignores parking and timing restrictions previously imposed.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - Raise objections to this proposal:

I am recommending refusal of this application on highway safety grounds. 

The proposed development of this site will introduce pedestrians into an area where there are no footways and vehicles manoeuvring to a number of locations within a relatively confined area.

There are two additional parking spaces identified in the vicinity of the existing office. However, as with the existing spaces, these are poorly defined and do not help to secure a safe area in the immediate vicinity for visitors to the office.

The previous successful application for this location, 3/09/0127, recognised that, "the development provides for the creation of a single office unit specifically for the administration of a taxi booking service, involving the taking and relaying of calls." It specified that 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 drivers."

I am recommending refusal of this application on highway safety grounds as I am satisfied that the previous highway safety justifications for prohibiting pedestrian access to the site remain relevant and that providing access for pedestrians to the taxi booking office would be detrimental to highway safety. 

Further comments received on the 12 November 2012

I would suggest that they cannot realistically secure the parking they have identified and the provisions from the previous application have still to be satisfied. The layout of the Abbey Works site in general is confusing and the introduction of additional pedestrian movements would add to this, with the potential for pedestrian/vehicle conflict.

	CONSULTATIONS: Additional Representations

	One letter of representation has been received from a neighbouring unit who objects to the proposal for the following reasons; 

· Since the opening of the taxi firm they have suffered from constant litter consisting of empty pizza cartons, food remains, cigarette packets, cans etc, and empty alcohol bottles strewn around the factory roads and parking areas.  They have also has human excrement deposited around their doorway.  Having occupied their premises for twenty nine years these problems have only been experienced since the taxi firm opened up,

· Already in breach of their planning permission as people have been using the taxi office since it opened,

· People already congregate around the taxi office drinking alcohol and occasionally this has happened in the afternoon – do not want even more people congregating,

· Significant existing traffic problems, including lack of parking spaces and manoeuvring facilities on the site as a whole, would worsen this existing situation,

· Inconsiderate parking of taxis on the Abbey/ Abbott Works site blocking other units,

· Questions where the parking of cars dropping and collecting people with disabilities and those disabled who attend Stables Trading would park if a taxi would be parked outside the front door (Stables Trading and the Taxi office share the same front door),

· Comments that the applicants taxis were parked all over the whole site up until a few weeks prior to the submission of the application, and,

· The ‘walk in’ proposal does not comply with what is stated on the deeds of the units as the deeds state that the units should only be used for trade or commercial use only.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV16 – Development within Conservation Areas

National Planning Policy Framework

	POLICY REASONS FOR REFUSAL:

	G1 and NPPF – Detrimental to highway safety and neighbouring amenity.



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

	Conditional planning permission was granted in 2009 for a taxi booking office on Back King Street, Whalley, planning application 3/2009/0127/P.  Condition 2 of that application restricted the use of the building to an operators base only and specifically stated the building shall not be available for the general public to book a taxi from the building or wait outside the office. In order to safeguard neighbouring residential amenity.  Condition 3 restricted the parking of vehicles along part of Abbey Works site western boundary wall which exists to the rear of the unit.  The Abbey Works site is situated on a back land site and is accessed down an unmade road accessed between the gable ends of numbers 35 and 37 King Street.

Due to ongoing enforcement complaints regarding members of the public going to this office to order taxis, this application seeks permission for the change of use of the unit into a ‘walk-in’ booking taxi office operating 24 hours a day, as opposed to operating 8am – Midnight Monday to Saturday and 8am – 11pm on a Sunday, as stated in the 2009 application.  Also proposed as part of the application is the creation of additional parking.  The submitted details are unclear but appear to suggest that the parking area approved by application 3/2009/0127/P is not available, contrary to condition 3 of the approved application, therefore this proposal appears to show a reduction in the number of spaces available to the business. 

As stated by the County Surveyor, within the formal highway response for the previous successful application for this location, 3/2009/0127/P, it was recognised that, "the development provides for the creation of a single office unit specifically for the administration of a taxi booking service, involving the taking and relaying of calls." It specified that 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 drivers." The Highway Engineer is satisfied that the previous highway safety justifications for prohibiting pedestrian access to the site remain relevant and that providing access for pedestrians to the taxi booking office would be detrimental to highway safety.  In addition, the loss of the majority of the parking area along the western boundary of the site known as Abbey Works would exacerbate existing congestion problems on the site.  In addition, the parking of a vehicle in front of the office would lead to vehicles and pedestrians conflicting, which would be seriously detrimental to highway safety.  This is also contrary to the requirements of the NPPF which seeks safe and accessible developments, containing clear and legible pedestrian routes.
With regards the proposed increase in operating hours, I also have concerns, there are many residential properties in the locality including properties on Cornmill Mews and flats above the shops/ businesses on King Street.  The unrestricted use of a taxi booking office where the public can walk in and order a taxi at all hours would lead to conditions detrimental to neighbouring amenity contrary to the NPPF which seeks safe and accessible environments where crime and disorder, and the fear of crime, do not undermine quality of life.

Taking in to consideration the taxi companies current unlawful operating procedures at certain times which has led to people walking down Back King Street to the unit to order taxis has lead to seriously un-neighbourly behaviour, it, therefore appears that the office would be a congregating point for people looking for a taxi, often in the evening/night-time hours but up to 24 hours a day that the office would be open, conflicting with vehicular movements, and is also likely to lead to taxis congregating in the Abbey Works area waiting for the customers without sufficient and appropriate/ safe parking facilities.  As such, the proposal would be detrimental to highway safety and also to the amenities of nearby residents.  I therefore recommend accordingly that planning permission be refused.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 18 October 2012

















