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	PARISH COUNCIL:
	a)
	1.
	Back King Street is a narrow constricted side road, always full of parked cars.  A car park with resultant extra traffic will only result in gridlock unless car parking is both prohibited and consequently enforced by traffic officers.



	
	
	2.
	To gain entrance to the car park motorists will have to leave King Street at the roundabout adjacent to the Dog Inn.  This is a very busy junction whereby motorists will enter a very narrow side cobbled area, usually full of parked cars but also deliveries to the Dog Inn.  When these deliveries take place entrance to the car park is blocked.  This will result in tailbacks of traffic on King Street and Accrington Road.

 

	
	
	3.
	The cobbled area (see 2 above) is also a major pedestrian thoroughfare to the Parish Church, library and shops from King Street.  The separation of vehicles from pedestrians needs to be addressed as a matter of safety.



	
	b)
	There is no clear indication as to how this car park is to be managed with respect to CCTV and lighting; this may be intrusive to neighbours.



	
	c)
	The car park will need road signs in the vicinity of King Street indicating the location of the car park; care in design and siting needs to be considered otherwise they may be detrimental to a conservation area.



	
	d)
	Due to the present congestion on King Street the Parish Council is minded that space is provided for adjacent business employees on a contractual basis.



	
	e)
	Reference is made to repairing the church yard wall.  This is a heritage wall in a conservation area in which specific building material and construction practices are mandatory.



	LANCASHIRE COUNTY COUNCIL (HIGHWAYS):
	The proposal is to create a surface level pay and display car park on a site off King Street.  There are potentially two vehicular access points.  The developer is promoting the access between numbers 35 and 37 King Street which would be the point of access preferred by the Highway Authority.  A second access is technically available via the mini roundabout at the side of the Dog Inn.  This route would not be preferred as it is both narrow and has a poor access onto King Street.
The preferred access is subject to parking adjacent to number 35 King Street which reduces the access to single lane working along its full length.  Due to the traffic generated from both the car park and the existing premises served by this route, this would not be acceptable, if however the parking was removed by means of a Traffic Regulation Order (TRO) then opposing vehicles would be able to pass at the junction with King Street.  It would therefore be considered necessary for the introduction of an appropriate TRO prior to any development commencing (including demolition and construction) to ensure that an acceptable access can be provided.
Access to the car park via the Dog Inn route should be discouraged and I would suggest that in order to do this the introduction of a prohibition of driving order at a suitable location, having regard to suitable turning facilities, should be actively considered.
In terms of the layout of the car park as proposed, LCC Highways would make the following comments:



	
	1.
	The submitted plan indicates that the section of “Back King Street” running between numbers 35 and 37 King Street is adopted.  This is not the case.


	
	2.
	A pedestrian access is shown as being available through an arch in number 10 Back King Street.  The ownership of this building and therefore access rights over this land is unclear.  The developer should provide appropriate evidence to show that this is a viable pedestrian route.



	
	3.
	The car park and the pedestrian routes between it and King Street should be appropriately illuminated.



	
	4.
	There is no defined pedestrian route between the north-easterly corner of the car park and the car park access/pay and display machine.  The logical route is obstructed by parking space number 35.



	
	5.
	“No through road” signs should be provided to the rear of 35 King Street.



	
	For the proposal to be acceptable, there are a number of issues to be addressed not least of which is the removal of parking along the access off King Street.  Subject to this and the matters raised above being resolved satisfactorily, no objection to the proposal on highway grounds but would request that conditions (7 suggested) be attached to any permission that may be granted.


	HISTORIC ENGLAND:
	Do not support the principle of a surface car park at this sensitive location and strongly recommend that its concerns be considered.
Whalley is a small Mediaeval town on the River Calder containing a number of highly graded heritage assets within its conservation area.  The town initially developed around the Grade I listed 13th century Parish Church to the north of the Abbey site.  The scheduled and Grade I listed Cistercian Abbey was founded on the banks of the River Calder in the early 14th century.  The conservation area therefore contains 800 years of evidence of the development of the town and is characterised by organic growth, change and periodic renewal.  Most of the surviving buildings are built from traditional local materials although there are elements behind the main street, such as the light industrial site at Abbey Works, which are of a different character and tell us about the needs of the town moving into the 20th century.  The Grade I status of the Church and Abbey place them in the top 2.5% of listed buildings nationally.

Concerned about the principle of this development.  This is a sensitive site in terms of the surviving surrounding built form and the high potential for below ground archaeology within the direct setting of the Grade I parish church and the scheduled and Grade I listed Abbey.  This is not an appropriate location for a surface car park as it would cause harm to the character and appearance of the conservation area and the setting of two Grade I listed buildings by creating a large area of hardstanding with lighting and other paraphernalia such as signage and parking metres.  Recommend that if a need for car parking is identified by the Local Authority that an Options Appraisal is commissioned to identify a location which minimises the impact on this nationally important group of heritage assets.

Furthermore, the application is lacking in the appraisal of the significance of the existing buildings on the site as well as the contribution the site makes to the setting of designated heritage assets and the archaeological potential below the site.  The information provided is not proportionate to the high significance of the heritage assets affected and therefore does not meet the requirements of paragraph 128 of the National Planning Policy Framework (NPPF).  
In determining applications, Local Planning Authorities are required to pay special attention to the desirability of preserving or enhancing the character and appearance of the conservation area as well as the desirability of sustaining and enhancing the significance of heritage assets and the desirability of new development making a positive contribution to local character and distinctiveness [Planning (Listed Buildings and Conservation Areas) Act 1990 Section 72; NPPF Paragraph 131].  NPPF Paragraph 137 requires Local Planning Authorities to look for opportunities for new development within conservation areas and the settings of listed buildings to enhance or better reveal their significance.  It is for the local authority to weigh up if the level of harm caused by the development is outweighed by the public benefits derived from the scheme (NPPF Paragraph 134).
The proposed development does not preserve and enhance the character and appearance of Whalley Conservation Area and furthermore a surface car park in this location would harm the significance of the Grade I Parish Church of St Mary’s and All Saints and the scheduled and Grade I listed Whalley Abbey.  Historic England therefore cannot support the application from a heritage perspective.
From a historic environment point of view, Historic England do not support the principle of a surface car park at this location; however, if the significance of the site is understood and the impact of the scheme on heritage assets is minimised there could be a sensitive development on this site.  Historic England strongly recommends that its concerns are reflected in the balancing exercise in the determination of the application.

	
	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	As well as lying within the Whalley Conservation Area, the proposed development is bounded on its north and west side by the churchyard to the listed Grade I Parish Church of St Mary (13th century on an 8th century site?)  It is circa 60m east of the scheduled monument of Whalley Abbey (13th century) and 160m north of the scheduled Whalley Bridge (14th century site but present structure 17th century and later), as well as less than 30m from three scheduled pre-conquest cross shafts within the Churchyard.  All of these sites are of the highest national importance.
The site is presently occupied by a series of industrial buildings and garages, the main building appearing as a “Garage” on the OS1:2500 mapping of 1912 but which was not present on the 1893 edition of that map.  The importance of this site has not been formally assessed, but it seems unlikely to be of more than limited local significance.

Other nearby heritage assets noted on the historic environment record include a mid-18th century sundial and the find spot of a Roman coin hoard within the churchyard, as well as a series of Mediaeval and later property boundaries running back from King Street and the former Abbey Corn Mill site (Mediaeval and later).  These features and sites are likely to be of at least local significance.
Nothing of the above is included in the Heritage Statement which accompanies the application, nor is the impact of the proposals assessed with respect to any of these features.  As such it is considered entirely inadequate and does not fulfil the requirements of the NPPF.  No informed judgement can be made without this information so it is strongly recommended that the applicants are asked to withdraw the application and to provide a more appropriate level of assessment of the development site on its potential impact on built and buried heritage assets and their settings.  If they are unwilling or unable to do so, then it is recommended that the application is refused on the grounds of insufficient information.


	ENVIRONMENT AGENCY:

	No comment as local guidance should have been applied. Valid consultation as FRSA does not apply but development is minor/not high risk.


	UNITED UTILITIES:

	Draw attention to a number of drainage and water matters to facilitate a sustainable development.

The NPPG outlines the hierarchy to be investigated by the developer when considering a surface water drainage strategy.

A public sewer crosses the site and United Utilities may not permit building over it.  It will require an access strip the width of 6m.  Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.

No objection subject to drainage conditions (suggested).

	
	
	

	LANCASHIRE CONSTABULARY:
	Within the last 12 months period, there have been reported auto- crimes, damage to vehicles and burglary offences in the area surrounding this site.
In order to reduce the risk of crime affecting the uses of the car park, the design should incorporate the following recommendations:



	
	1.
	There would be very little and natural surveillance of the site and it is hidden from the view of the main thoroughfare and businesses.  Consideration should be given to installing CCTV coverage to deter crime and antisocial behaviour (ASB).  The system should be fit for purpose to provide clear, quality images in all lighting conditions.



	
	2.
	The car park should be lit to enhance natural surveillance and safe use by staff/customers in winter months.  The lighting should be vandal resistant and not easily reachable.



	
	3.
	The recessed area between Units 3 and 10 may attract anti-social behaviour and provide a concealed area to hide.  Restricting access to this area would help to alleviate these risks and make Units 3, 4 and 10 less vulnerable to crime, ASB and problems like graffiti.



	
	The lighting scheme and CCTV system should be compatible in order to catch clear, useable images in all lighting conditions.

Any landscaping should be designed and maintained to be low level so that it does not obstruct site into and around the car park, providing places to hide and break into parked vehicles.

The above recommendations should be incorporated into the design, in order to reduce the risk of crime affecting the future visitors, businesses and local area, thereby promoting safer communities and reducing avoidable demand on policing resources.  Consideration should be given to the reduction of crime and disorder utilising the below policy and legislation.

Ribble Valley Borough Council adopted Core Strategy Policy DMG1, 10.4 – in determining planning applications, all development must: amenity 3 have regard to public safety and secured by design principles.

National Planning Policy Framework paragraph 58 “Create safe and accessible environments where crime and disorder, and the fear of crime, do not undermine quality of life or community cohesion.

Section 17 Crime and Disorder Act 1998:

(1) Without prejudice to any other obligation imposed on it, it shall be the duty of each authority which this section applies to exercise its various functions with due regard to the likely effect of the exercise of those functions on, and the need to do all that it reasonably can to prevent, crime and disorder in its area.



	ADDITIONAL REPRESENTATIONS:
	One letter of support has been received which in summary makes the following points:


	
	1.
	Whalley has a desperate shortage of parking spaces which has a negative effect on retail sales.



	
	Six letters of objection (one of which is supportive in principle of a professionally constructed well-lit secure maintained and managed car park; another of which is not opposed to a car park if vehicles and pedestrians could enter and exit safely without causing more problems for the village) have been received which in summary make the following points:



	
	1.
	Lack of/incorrect information – traffic survey (flow and parking need) is required.  Back King Street is not an adopted road.  Misrepresentation of freehold owners (not “tenants”) of number 41 King Street and Unit 1 Abbot Works (reference number 4 on the drawing).  Premises referred to as number 3 on the drawing also not within the applicant’s ownership (the occupier of number 3 owns his parking space and this is shown on the deeds).  Abbot Works not Abbey Works (which area of industrial building south of central road).  Owner of business at Unit 6a Back King Street states that the layout: is contrary to deeds at his property (Unit 6a) in that access denied to Unit 6a on the north side; use of parking facilities adjacent to property (deeds) is denied; includes one plot of land (for parking) in his ownership (purchased 1987).  This land is not in the applicant’s control.  The author’s solicitor states that the proposals impede on their clients rights of parking and the planning application is clearly flawed.



	
	2.
	Access – narrow, limited visibility and near zebra crossing (safety), taxis waiting, surface (including rear King Street) is poor, pedestrian safety.  Back King Street serves shops and businesses on the whole of King Street to the junction with Accrington Road and used by large goods delivery vehicles with difficulty.  Post box adjoining number 35 King Street results in parking here.  Need double yellow lines to Back King Street, rear of King Street and all access areas.  Cobbles unsuitable for heavier traffic.

King Street is very busy and already has a problem with through traffic and unloading delivery lorries; vehicles having to wait to gain access to the car park a problem if standing traffic.



	
	3.
	Whalley drainage/flooding problem – no sustainable drainage scheme shown (ie simple tarmac surface with surface water drainage taken to main sewer).



	
	4.
	Private company proposal – managed to be economically viable (charging/clamping etc).  How will serve village needs (no convincing research in the Design and Access Statement).  Who will the car park be used by/costs – consider relieving the pressure for local residents by allowing only short stay along the main road and residents permits – new houses add to agony of traffic through the village.



	
	5.
	Lack of speed control of through traffic – crucial to allowing 50+ vehicles to enter and exit through the narrow access point.



	
	6.
	Security – no official lighting to rear access lane.  Will alert people to the existence of rear access to properties.  Tempt those that cannot get into the car park or don’t wish to pay to attempt parking across private land.  No indication of car park management (lighting and CCTV).  Concealed area behind numbers 3, 4 and 10.  Need a scheme which discourages and makes the area less vulnerable to crime.  Safety and security of the proposed building to house main electrical incoming supply to the site.  Exposed to vandalism and vehicle damage.  Offer from number 4 to move inside their secure premises.
 

	
	7.
	RVBC should produce a long overdue study of how the weight of traffic through Whalley has changed the basic characteristic of the village.



	
	8.
	Unworkable parking spaces – parking spaces in front of number 3 and adjacent to number 4 unworkable because of right of way to business access doors and outside space. Current business relies upon.



	
	9.
	Detail required of plans/finishes for the party walls for number 4 or number 3 post demolition.  Ongoing legal case between number 4 and applicants in respect to the party wall at number 10.


1.
Proposal

1.1
It is proposed to demolish the existing modern garages, storage units and ancillary accommodation on the site (the ‘Old Stables complex’ is to remain) and create a pay and display managed car park of 2,336 square metres area with 60 car parking spaces (including 3 disabled spaces).

1.2
The submitted Design and Access Statement identifies the following. The site will retain the current access from King Street. This access will service the car park and continue to service Back King Street and the retained sections of Abbey Works. The walkway and pedestrian entrances through the Old Stables complex leading to Back King Street are to be retained, will be gated and managed by the occupiers of the properties. It is proposed to retain all boundary features and walls which are to be repaired. A structure will be retained between spaces 9 and 10 to house the electrics to retained properties and power for the site.

1.3
No information on the design of the car park has been submitted other than “the car park will be finished in Tarmacadam complete with drainage and delineation to parking areas”.

1.4
The application form identifies that there are no employees at the site.

1.5
The application form identifies that the site is in an area at risk of flooding but does not provide the necessary Flood Risk Assessment for consideration.

1.6
The application form identifies that there are no trees or hedges on land adjacent to the proposed development site that could influence the development or might be important as part of the local landscape character.

1.7
The application form identifies that there is not a reasonable likelihood of protected and priority species or designated sites, important habitats or other biodiversity features being affected adversely or conserved and enhanced.

1.8
The application Heritage Statement provides very limited information on the significance of the designated heritage assets as required by NPPF paragraph 128.  
2.
Site Location
2.1
Abbey Works is a C20 industrial complex in multiple occupancy immediately to the west of commercial and residential properties fronting King Street (No. 35-53) and adjoining the churchyard of St Mary’s and All Saints Church to the north and west and another modern industrial complex to the south.
2.2
The site is within Whalley Conservation Area and is in the immediate setting of a number of listed buildings [Church of St Mary and All Saints (Grade I), Sundial East of Church of St Mary and All Saints (Grade II), Whalley Abbey (Grade I) and 33 and 35 King Street (Grade II), Whalley Arms (Grade II)] and scheduled monuments (Whalley Abbey, Three high crosses in St Mary’s churchyard).

2.3
The Whalley Abbey Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:
“The small town is notable for the ruins of a late 13th century Cistercian abbey … and for St Mary’s and All Saints’ Church, with its attractive churchyard in which are three Saxon crosses. King Street, the principal commercial street, contains four 18th century (or earlier) inns and a variety of small, mostly locally owned shops” (Summary of special interest and General character and plan form);
“Industrial area between the churchyard and rear boundaries of the buildings facing King Street, with large modern sheds and poor quality roads”; “Loss of sense of enclosure due to public car park next to the Whalley Arms” (Weaknesses and Townscape Appraisal Map);

“three sites for enhancement … The commercial sheds/workshops to the west of nos. 25- 53 King Street … The public car park next to the Whalley Arms” (Opportunities);

The Stable (within the site), Nos. 37- 53, The Dog Inn and Whalley C of E Primary School to be Buildings of Townscape Merit making a positive contribution to the character and appearance of the Conservation Area (Townscape Appraisal Map);

“A number of the larger, more prestigious buildings in Whalley act as focal points in views: St Mary and All Saints Church is the most important one, set in its attractive churchyard; the ruins and standing remains of Whalley Abbey 

… significant in views along King Street; as are the three former coaching inns – the Whalley Arms, the Swan Hotel, and the Dog Inn 

… stunning views into and out of the town … Of special note is the significance of … St Mary and All Saints Church” (Spaces and views; Focal Buildings on Townscape Appraisal Map);

“There are few local industries although a small commercial estate, located uncomfortably between King Street and the churchyard, is a source of local employment” (Activities/uses);

“Most of the historic buildings in the conservation area were built as houses, often in a terrace form. The majority of these buildings date to the 19th century and good groups of both listed and unlisted buildings can be seen along Church Lane and facing King Street” (Architectural qualities);

“listed sundial and the pre-Conquest stone crosses are all features of the churchyard, which is also notable for its fine monuments and tombstones” (Listed buildings);

“traditional paving materials in the conservation area, the most notable examples of the latter being marked on the Townscape Appraisal map … These include the large sandstone slabs … and similar slabs in the churchyard and in King Street, outside nos. 25-35. Much smaller setts can also be found … in the entrance to the industrial area to the west of King Street. It is possible that these examples are all relatively modern although they do utilise the traditional, local materials” (Public realm audit);

Important Tree Groups adjacent to the site and within St Mary’s and All Saints churchyard (Townscape Appraisal Map); 

“There are two public open spaces within Whalley itself. The first is the churchyard to St Mary and All Saint’s Church, an attractive graveyard which includes a listed sundial and three Saxon crosses as well as a wide variety of gravestones and monuments. Yew trees and other species line the pathways and boundaries

… Trees make a very important contribution to the character of the conservation area in several places … in the churchyard” (Green spaces, trees, hedges);
3.
Relevant History
3.1
No pre-application advice has been sought by the applicant in respect of the proposed development.

3/2014/1122 & 3/2015/0108 - Formation of car park at the rear of 35 King Street to include new opening onto Back Street.  PP and LBC refused and appeal dismissed (24 September 2015).
4.
Relevant Policies

Ribble Valley Core Strategy (Adopted Version)
Key Statement EC1 – Business and Employment Development 

Key Statement EC2 - Development of retail, shops and community facilities and services
Key Statement EC3 – Visitor Economy

Key Statement DS1 – Development Strategy 

Key Statement EN5 – Heritage Assets 

Key Statement DM12 – Transport Considerations

Policy DMB1 – Supporting Business Growth and the Local Economy 

Policy DMG2 – Strategic Considerations 

Policy DMG3 – Transport and Mobility 

Policy DMG1 – General Considerations 

Policy DME4 – Protecting Heritage Assets 

Policy DMB3 – Recreation and Tourism Development

Policy DMRT – Shopping in Longridge and Whalley

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG) 

Planning (Listed Buildings and Conservation Areas) Act 1990 

Whalley Conservation Area Appraisal

5.
Environmental, AONB, Human Rights and Other Issues
5.1
The main considerations in the determination of the planning application relate to the impact of the proposed development upon the character and appearance of Whalley Conservation Area, the setting of listed buildings and scheduled monuments, highway safety, business growth and economy and residential amenity. The duties at section 72 and section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 require that ‘special attention’ and ‘special regard’ be given to the desirability of preserving (‘doing no harm’) or enhancing the character or appearance of a conservation area and the preserving of the setting of a listed building.

5.2
The proposals are schematic and in my opinion do not provide sufficient information to understand the impact on the significance of the designated heritage assets (NPPF paragraph 128), impact on trees, impact on protected species, impact upon employment/employment land, residential amenity and flood impact. I am also mindful of the extensive information requests of Lancashire County Council (Highways).
5.3
Designated Heritage Assets
5.3.1
I concur with the concerns in principle of Historic England and Lancashire County Council (Archaeology) regarding harm to the character and appearance of Whalley Conservation Area and the setting of scheduled monuments and listed buildings (including two at Grade I) by the creation of a large area of hard-standing with lighting and other paraphernalia such as signage and parking meters (see requirements of LCC (Highways) and Lancashire Constabulary Designing Out Crime Officer). I am also mindful of concerns regarding the archaeological potential of this site.

5.3.2
The Whalley Conservation Area Appraisal identifies the visual amenity value of trees within the graveyard and at the site boundary (overhang many proposed spaces with potential tree resentment issues), the important contribution of traditional surfacing adjacent nos. 35 and 53 King Street (no details of implications of a TRO and prohibition of driving order submitted) and the harm to Whalley Conservation Area’s character and appearance from the existing car park adjacent the Whalley Arms. 
5.3.3
The removal of some of the modern structures on the industrial estate (the most prominent structures are to remain) is welcomed but this benefit of the scheme is limited in extent and provides limited mitigation for the harm to heritage assets of national importance.  

5.3.4
In my opinion, the schematic proposal submitted does not address the Government’s expectations for new design and conservation within the NPPF and NPPG:


“establish a strong sense of place, using streetscapes and buildings to create attractive and comfortable places to live, work and visit; respond to local character and history, and reflect the identity of local surroundings and materials and are visually attractive as a result of good architecture and appropriate landscaping” (NPPF paragraph 58).

“high quality and inclusive design should also address the connections between people and places and the integration of new development into the natural, built and historic environment” (NPPF paragraph 61).


“permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions” (NPPF paragraph 64).


“Distinctiveness is what often makes a place special and valued. It relies on physical aspects such as: building forms.


… A thorough assessment of the impact on setting needs to take into account, and be proportionate to, the significance of the heritage asset under consideration and the degree to which proposed changes enhance or detract from that significance and the ability to appreciate it.


… buildings that are in close proximity but are not visible from each other may have a historic or aesthetic connection that amplifies the experience of the significance of each

… planning can help achieve good design and connected objectives. Where appropriate the following should be considered: layout – the way in which buildings and spaces relate to each other; detailing – the important smaller elements of building and spaces; materials. Materials should be practical, durable, affordable and attractive. Choosing the right materials can greatly help new development to fit harmoniously with its surroundings. They may not have to match, but colour, texture, grain and reflectivity can all support harmony” (NPPG).
5.4
Employment/Employment Land

5.4.1
No information has been submitted in respect to the future of current employment on the site. Furthermore, the site is part of the employment land resource of the Borough and therefore Core Strategy Key Statement EC1 – Business and Employment Development is relevant.  In strategic terms Whalley is regarded as an important location for employment development. Also,“Proposals that result in the loss of existing employment sites to other forms of development will need to demonstrate that there will be no adverse impact on the local economy”.

5.4.2
Development Management Policy DMB1- Supporting Business Growth and the Local Economy gives more detail on the important considerations relating to the conversion of potentially employment generating sites to other uses.  These include the environmental benefits to be gained by the community; the economic and social impact caused by the loss of employment opportunities to the Borough and evidence of efforts made to secure alternative employment- generating uses. No information has been submitted by the applicant in respect to these issues.

5.5
Highways

5.5.1
I am mindful of the comments of local business owners and residents, the Parish Council and also of LCC (Highways) that “clearly for the proposal to be acceptable there are a number of issues to be addressed”. One of these issues is the removal of existing parking at the access from King Street. In my opinion, insufficient information has been submitted to enable a full and proper consideration to highway safety issues.

5.5.2
I am also mindful of the concerns of local business owners and residents and Historic England that a full and considered examination of Whalley’s parking needs has not been undertaken. This is relevant to the consideration of harm to the designated heritage assets as the NPPF requires a robust justification of harm to their setting “significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification” (paragraph 132). The Historic England publication ‘Streets for All: North-West’ (2005) emphasises a strategic approach to such matters: 

“Car parking is a dominant feature that detracts from the visual coherence of the public realm. Authorities are encouraged to adopt comprehensive initiatives, such as the Historic Core Zones project and integrated transport strategies. 


“These strategies encourage alternative modes of transport by reducing through traffic, and restricting cars from central areas, implementing pedestrian-oriented schemes, and providing more comprehensive networks” (page 60).


“Paving and surface materials define the platform of the built environment. They form the plinth on which buildings are set” (page 16-17).



“Wall to wall surfaces should be avoided in historic areas” (page 63).
5.6
Residential Amenity 
5.6.1
I concur with the Parish Council that insufficient information on lighting has been submitted to properly consider the impact on the amenity of local residents.

5.7
Other Matters

5.7.1
I concur with the Parish Council that appropriate consideration (which may include listed building consent) is required to works to historic boundary walling.

5.7.2
The concerns of the owner of Unit 6 Back King Street in respect to rights of parking and access have been brought to the attention of the applicant. The agent has repeatedly confirmed that the information in the application ownership certificates and in relation to the revised (4 November 2015) site plan is correct.
5.7.3
Further information is required to assess any potential flooding concerns.
5.8
Conclusions
5.8.1
NPPF paragraph 134 requires that where a proposal will lead to less than substantial harm to the significance of a designated heritage asset this should be weighed against any ‘public benefits’ of the proposal. In my opinion, the possible benefits (not demonstrated) of the scheme do not provide significant mitigation for the actual harm to Whalley Conservation Area and the setting of listed buildings.

5.8.2
Therefore, in giving considerable importance and weight to the duties at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 132) and in consideration to Key statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy I would recommend that planning permission be refused.

RECOMMENDATION: That planning permission be REFUSED for the following reason:

1.
The proposed creation of a car park would be harmful to the setting and significance of listed buildings (including the Church of St Mary and All Saints and Whalley Abbey) and the character, appearance and significance of Whalley Conservation Area because of its prominence, incongruity and visual intrusion in materials, layout and (vehicular) use. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy and the National Planning Policy Framework Paragraph 17 (conserve heritage assets in a manner appropriate to their significance), Paragraph 60 (reinforce local distinctiveness), Paragraph 131 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and Paragraph 132 (great weight to conservation). 
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