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	Development Description:
	Proposed detached dwelling. Resubmission of 3/2015/0523

	Site Address/Location:
	The Old Farmhouse Crumpax Avenue Longridge PR3 3JQ

	

	CONSULTATIONS: 
	Parish/Town Council

	Object. No indication that complies with the Neighbourhood Plan.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No highway concerns/objection.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy: 
Key Statement DS1: Development Strategy
Key Statement EN5 – Heritage Assets
Policy H1: Housing Provision
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets 
Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework (NPPF) 
National Planning Policy Guidance (NPPG)

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]). 

Longridge Conservation Area

	Relevant Planning History:
3/2015/0523 - Proposed single storey dwelling. PP granted 2 March 2016.

3/2014/0120 - Proposed timber garage, driveway and vehicular access to Crumpax Meadow. PP granted 4 April 2014.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Crumpax Farm is one of the oldest buildings in Longridge and was designated as part of Longridge Conservation Area on 22 May 2008.

The 6 March 2008 report identified:

“Crumpax Farm is shown on William Yates’ map of 1786 and the Ordnance Survey Maps of 1848 and 
1893.  However, there is no entry for the site in the Victoria County History under Alston or 
Hothersall.  The building appears to have been significantly altered over the years including a substantial 
rebuild of the front perhaps from a single storey main section with a 1½ storey wing.  There are several 
phases of windows none of which are obviously contemporary with the suggested datestone ‘1596’ over 
the front door” (Lancashire County Council Archaeology Service).

“Crumpax Farm would appear to have been significantly altered on a number of occasions.  However, I am satisfied that the building and its site has the special architectural and historic interest to merit inclusion within the Conservation Area” (5.4).  

The designated area was limited to that having special architectural or historic interest:

“Whilst the adjacent Crumpax Cottage would appear to be shown on the 1848 Ordnance Survey map I do not believe it retains sufficient interest for inclusion within the Conservation Area” (5.4).

The submitted Heritage Statement includes a map regression which identifies that, despite the general encroachment of development around Crumpax Farmhouse, the application site garden/orchard has been an integral and long-standing element of the historic farmstead and building setting.


	Proposed Development for which consent is sought:
Permission is sought for the renewal of 3/2015/0523.

	Impact on the character and appearance of Longridge Conservation Area:
The retention of Crumpax Farm’s historic garden is important to understanding its former use and status. 
The garden befits a property of this stature and retains the dignity of this element of the conservation 
area’s special interest subject to modern encroachment.

The proposed development is prominent, conspicuous and incongruous because of its location, 
form and materials (similar to a garage with a highly reflective, fully-glazed front elevation). This 
is harmful to the character and appearance of Longridge Conservation Area.

As only a part of the conservation area (the designated heritage asset) is affected this is ‘less than 
substantial harm’. Contractor employment and the provision of a housing unit are public benefits but are 
not of a magnitude sufficient to outweigh the harm to the character and appearance of Longridge 
Conservation Area (see NPPF 196). 

“Settings of heritage assets which closely resemble the setting at the time the asset was constructed or 
formed are likely to contribute particularly strongly to significance” (‘The Setting of Heritage Assets’, 
Historic England, 2017, paragraph 9). 

“The main issues to consider in proposals for additions to heritage assets, including new development in 
conservation areas, aside from NPPF requirements such as social and economic activity and sustainability, 
are … use of materials … relationship with adjacent assets and definition of spaces … and treatment of 
setting … It would not normally be good practice for new work to dominate the original asset or its setting 
in either scale, material or as a result of its siting” (‘Making Changes to Heritage Assets’, 2016, paragraph 
41).

Policy DMG1: General Considerations requires development to “be of a high standard of building design which considers the 8 Building in Context Principles from the CABE/English Heritage Building in Context Toolkit (and) be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials”. The development is contrary to the Principles which identify that a successful development will:

	
“start with an assessment of the value of retaining what is there” (1); “relate to the geography and history of the place and lie of the land” (2); “be informed by its own significance so that its character and identity will be appropriate to its use and context” (3); “sit happily in the pattern of existing development” (4); “respect important views” (5) and “create new views and juxtapositions which add to the variety and texture of the setting” (8).

Consideration has also been made to the National Design Guide (MHCLG, 2019). The development is contrary to the ‘Ten characteristics’ of a well-designed place (page 8) particularly in respect to consideration of Context (enhancement of surroundings), Identity (attractive) and Built Form (a coherent pattern of development).
	
Context: 
“Well-designed places are based on a sound understanding of the features of the site and the 
surrounding context” (paragraph 39). 

“Well-designed places and buildings are influenced positively by: the history and heritage of the site, its 
surroundings and the wider area, including cultural influences; the significance and setting of heritage 
assets and any other specific features that merit conserving and enhancing; the local vernacular, including 
historical building typologies“ (paragraph 47).

Identity: 
“Local character makes places distinctive” (paragraph 49). 

“Well-designed places, buildings and spaces: have a positive and coherent identity …  have a character that suits the context, its history …  are visually attractive” (paragraph 50). 

Built Form:
“Well-designed places have …  memorable features or groupings of buildings, spaces, uses or activities 
that create a sense of place, promoting inclusion and cohesion” (paragraph 62). 

The case officer understands that the impact of development on conservation area character and appearance (see requirement for ‘special attention’ in the planning balance at section 72 of the Act) has not previously been examined in depth (i.e. no specialist conservation comment on 3/2015/0523).

	Residential Amenity:
Possible adverse impacts upon neighbouring residents could be controlled by condition (boundary treatments; permitted development window installation). 

	

	Highways:
LCC Highways have no highway concerns/objection.


	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duty at section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage asset (NPPF paragraph 193) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy, the refusal of planning permission is recommended.


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

The proposed development is harmful to the character and appearance of Longridge Conservation Area because of the loss of an historically and visually important part of Crumpax Farmhouse’s garden area and the prominence, conspicuousness and incongruity of the proposed dwelling resulting from its location, form and materials. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.
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