
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD JM /EL

	Application No: 
	3/2011/0699/P (PA) 

	Development Proposed:
	Freestanding 8k/whp solar PV installation at Cheetall Farm, Clitheroe Road, Bashall Eaves

	CONSULTATIONS: Parish/Town Council

	Bashall Eaves & Mitton Parish Council – Since this construction seems to be no more than 1m high and to be non-reflecting it seemed to have low visual impact and therefore no objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Forest of Bowland AONB Officer (initial comments) – no mention made of the proposed development being within the AONB or any accompanying landscape. Visual impact assessment information (particularly relating to impact from the road and footpath adjacent to the site) has not been provided.

The Draft National Position Statement for Photovoltaic Arrays in AONBs is mainly concerned with much larger developments than the one at Cheetall Farm, but pertinent points include:

(i) Avoid using concrete bases for the arrays; pile or screw driven anchors are preferred;

(ii) Possibility of appropriate hedgerow planting to screen the array;

(iii) Importance of providing an adequate landscape and visual impact assessment.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV19 - Listed Buildings (setting).

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Policy ENV24 - Renewable Energy.

Policy ENV25 - Renewable Energy.

Policy ENV16 – Conservation Areas (setting; views out of)

Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5

HEPPG

Draft NPPF



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

	Cheetall Farmhouse is a Grade II listed house, probably of the late 18th century (list description; 16 November 1954).  The house is prominent within the open countryside which is immediately adjacent the Forest of Bowland Area of Outstanding Natural Beauty (RVDLP Policy ENV2) and characterised by large fields, long views and relatively few trees/hedges/stone walls. The public right of way FP12 runs east-west immediately to the south of Cheetall Farm.

A substantial and incongruous Leylandii hedge now separates the listed farmhouse from its historic steading. This steading has a number of uses including external caravan storage which, whilst contained to the west of the site, detract from the setting of the listed building and are conspicuous and visually intrusive in views of the valley bottom from high ground (eg. Clitheroe Castle).  

Historic maps and 20th century aerial photos show the land immediately to the east of the building to be an orchard; this is adjoined further to the east by open fields (the fence adjoining the proposed development is a recent construct). 

Pre-application officer opinions/advice was not sought in respect of the proposed development.  

B0159 – alterations to form two dwellings.  Planning permission approved 18 June 1951.

B0596 – erection of dwelling house.  Planning permission approved 29 April 1959.

B01535 – erection of agricultural building. Planning permission approved 23 June 1970.

3/1982/0333 – proposed alterations to improve the condition of the existing farmhouse.  Approved 23 June 1982.

3/1994/0001 – agricultural livestock buildings.  Planning permission approved 15 February 1994.

3/2003/0006 – change of use of building to use for manufacture of PVC conservatories.  Planning permission approved 24 March 2003.

3/2008/0087 – proposed extension to form garden room.  Planning application withdrawn 1 April 2008.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that the determination of planning applications must be made in accordance with the development plan unless material considerations indicate otherwise.

Policy ENV2 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. It states that ‘the landscape and character of those areas immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and wherever possible enhanced. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will be important factors in deciding planning applications’.

Policy ENV19 of the Ribble Valley Districtwide Local Plan  is a ‘saved policy’. It states that “development proposals on sites within the setting of buildings listed as being of special architectural or historic interest, which cause visual harm to the setting of the building, will be resisted. In assessing harm caused by any proposal the following factors will be taken into account:

(i) the desirability of preserving the setting of the building;

(ii) the effect of the proposed development on the character of the listed building;

(iii) any effect on the economic viability of the listed building;

(iv) the contribution which the listed building makes to the townscape or countryside;

(v) the extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment”.

Policy G1 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. This states ‘’In determining planning applications the following criteria will be applied:

(a)
Development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature;

(h) Materials used should be sympathetic to the character of the area’’.

Policy ENV24 of the Ribble Valley Districtwide Local Plan is ‘saved’. It states that ‘In view of the general environmental benefits associated with harnessing renewable energy sources, the Borough Council will support the development of renewable energy schemes provided it can be shown that such developments would not cause unacceptable harm to interests of acknowledged importance in the local environment’.

Policy ENV25 of the Ribble Valley Districtwide Local Plan is ‘saved’. It states that ‘In assessing proposals for renewable energy schemes, the Borough Council will have particular regard to the following issues:-

(i) The immediate and wider impact of the proposed development on the landscape; and AONB in particular the need to protect features and areas of natural, cultural, historic and archaeological interest;

(ii) The measures that would be taken, during and after construction, to minimise the impact of the development on local land use and residential amenity;

(iii) The local and wider benefits the proposal may bring; and

(iv) The fact that certain renewable energy resources can only be harnessed where the resource occurs.

The accompanying text at 4.11.5 states ‘The Borough Council will need to consider both the immediate impact of renewable energy projects on the local environment and their wider contribution to reducing emissions of greenhouse gases. The Borough Council will have particular regard to proposals within the AONB. Proposals within the AONB will have to contribute to the protection, conservation and enhancement of the natural beauty of landscape of the AONB’. 

Policy ENV16 of the Ribble Valley Districtwide Local Plan is ‘saved’ and concerns development proposals and conservation areas. This states ‘… the desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area’ [see also section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990).

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in considering whether to grant planning permission for development that affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Planning Policy Statement 5 ‘Planning for the Historic Environment’ (PPS5, March 2010) states at paragraph 7 that government objectives for planning for the historic environment include the delivery of ‘’sustainable development by ensuring that policies and decisions concerning the historic environment … recognise that heritage assets are a non-renewable resource..’’ and the conservation of  “... England’s heritage assets in a manner appropriate to their significance by ensuring that … decisions are based on the nature, extent and level of that significance, investigated to a degree proportionate to the importance of the heritage asset ...(and)… whenever possible, heritage assets are put to an appropriate and viable use that is consistent with their conservation”.

PPS5 Policy HE1.1 states  ‘Local planning authorities should identify opportunities to mitigate, and adapt to, the effects of climate change when … making decisions relating to heritage assets by seeking the reuse and, where appropriate, the modification of heritage assets so as to reduce carbon emissions and secure sustainable development...’. Policy HE1.2 states that ‘Where proposals that are promoted for their contribution to mitigating climate change have a potentially negative effect on heritage assets, local planning authorities should, prior to determination, and ideally during pre-application discussions, help the applicant to identify feasible solutions that deliver similar climate change mitigation but with less or no harm to the significance of the heritage asset and its setting’.

PPS5 Policy HE7.1 states  “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal”.  

PPS5 Policy HE7.4 states “Local planning authorities should take into account ... the desirability of sustaining and enhancing the significance of heritage assets …”.

PPS5 Policy HE9.1 states “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification…”.

Policy HE10.1 states “when considering applications for development that affect the setting of a heritage asset, local planning authorities should treat favourably applications that preserve those elements of the setting that make a positive contribution to or better reveal the significance of the asset.  When considering applications that do not do this, local planning authorities should weigh any such harm against the wider benefits of the application.  The greater the negative impact on the significance of the heritage asset, the greater the benefits that will be needed to justify approval”.

PPS5 Policy HE7.5 states “Local planning authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment.  The consideration of design should include scale, height, massing, alignment, materials and use”.

PPS5 is accompanied by the Historic Environment Planning Practice Guide (HEPPG, March 2010).  Paragraph 2, Introduction, of the HEPPG states that the practice guidance may be “material to individual planning and heritage consent decisions”. The HEPPG refers to setting issues at paragraph 113ff.

‘’the extent and importance of setting is often expressed by reference to visual considerations. Although views of or from an asset will play an important part, the way in which we experience an asset in its setting is also influenced by other environmental factors such as noise, dust and vibration; by spatial associations; and by our understanding of the historic relationship between places...’ (paragraph 114)’.

“the setting of a heritage asset can enhance its significance whether or not it was designed to do so”(paragraph 116).

‘’the contribution that setting makes to the significance does not depend on there being public rights or an ability to access or experience that setting… Nevertheless, proper evaluation of the effect of change within the setting of a heritage asset will usually need to consider the implications, if any, for public appreciation of its significance’ (paragraph 117)’.

PPS22 ‘Renewable Energy’ states ‘In sites with nationally recognised designations (Sites of Special Scientific Interest, National Nature Reserves, National Parks, Areas of Outstanding Natural Beauty, Heritage Coasts, Scheduled Monuments, Conservation Areas, Listed Buildings, Registered Historic Battlefields and Registered Parks and Gardens) planning permission for renewable energy projects should only be granted where it can be demonstrated that the objectives of designation of the area will not be compromised by the development, and any significant adverse effects on the qualities for which the area has been designated are clearly outweighed by the environmental, social and economic benefits’.
Paragraph 177 of the Draft National Planning Policy Framework states ‘the Government’s objectives for planning for the historic environment are to:

..conserve heritage assets in a manner appropriate to their significance..’.

 Paragraph 183 of the draft NPPF states ‘..as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification..’.

The ‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011) states:

 ‘the cumulative impact of incremental small-scale changes may have as great an effect on the setting of a heritage asset as a large-scale development’ (4.5).
‘The setting of some heritage assets may have remained relatively unaltered over a long period and closely resemble the setting in which the asset was constructed or first used. The likelihood of this original setting surviving unchanged tends to decline with age and, where this is the case, it is likely to make an important contribution to the heritage asset’s significance 

.. arguments about the sensitivity of a setting to change should not be based on the numbers of people visiting it. This will not adequately take account of qualitative issues, such as the importance of quiet and tranquillity as an attribute of setting; constraints on the public to routinely gain access to a setting because of remoteness or challenging terrain; or the importance of the setting to a local community who may be few in number’ (2.4).

Seeing the History in the View: A method for assessing heritage significance within views (EH, May 2011) suggests the responsibility for undertaking a Phase B assessment of the impact of a proposed development on heritage significance within a view lies with the developer in accordance with PPS5 HE6.2. It is also suggested that ‘Views are often kinetic (i.e. the observer is moving) and so, if necessary, there should be separate consideration and explanation of how the visibility and appearance of the heritage asset may change as the observer moves around the Viewing Place’.
‘Energy Efficiency and Historic Buildings: Application of Part L of the Building Regulations to Historic and Traditionally Constructed Buildings’ (EH, November 2010) states ‘For historic buildings and those of traditional construction an appropriate balance needs to be achieved between building conservation and energy efficiency if lasting damage is to be avoided both to the building’s character and significance and its fabric… reducing carbon emissions from buildings is not just about heating and insulating the building. Much can be achieved by changing behaviour, avoiding waste, using energy efficient controls and managing the building to its optimum performance, all of which is as relevant to older buildings as new ones’ (Summary, page 4).
‘Small Scale Solar Electric (Photovoltaics) Energy and Traditional Buildings’ (EH, October 2010) states:

· ‘it is important that no trees or other structures – or parts of the same building such as chimneys or dormer windows – should cast shadows on the array, as this would reduce its energy input. Shading can have a huge effect on the performance of a PV array. The arrays are configured in ‘strings’. If one part of the string is in shade the rest of the string will not work, so will not produce electricity’;

· ‘from the PV array a cable must run back to the building’s electrical fuse board. The cable size is determined by the load it must carry as well as its length: the further the array is from the building, the larger (and more expensive) the required cable. It is usually necessary to bury it’.

‘Small Scale Solar Electric Energy’ (EH website ‘climatechangeandyourhome’) states:

· ‘A 1.5 to 2.5 kWp system should generate enough electricity to provide nearly half of the average family’s annual requirement’.

‘Forest of Bowland AONB Renewable Energy Position Statement’ (April 2011) states:

· ‘Small scale installations, usually up to 10kW arrays, on commercial, farm or community buildings that have minor landscape and visual impacts should not normally be objected to within the Forest of Bowland AONB. Careful siting can minimise the visual impact of arrays, and panels can be integrated into the building design, especially on new build properties. Planned installations on historic buildings, or within conservation areas, should seek advice from the local planning authority’s building conservation officer’;

· ‘… or large numbers of PV arrays set up at ground level ... and which normally export electricity generated away from the site, will not normally be suitable for installation within the Forest of Bowland AONB as reflection of the sun’s rays is likely to make such installations highly visible, detracting from the natural landscape character of the area’.

‘Draft National Position Statement Photovoltaic Arrays’ (The National Association for Areas of Outstanding Natural Beauty’ states:

· (AONBs) in planning policy terms they have the same status as National Parks;

·  Photo Voltaic Arrays is another form of development, which if of an unsuitable scale, design or location, can cause substantial harm to the primary reason of designation of AONBs;

· Planning Policy Statement 22 on renewable energy recognises the importance of protected landscapes in paragraph 12 by stating ‘care should be taken to identify the scale of renewable energy developments that may be acceptable in particular areas. Small scale developments should be permitted in areas such as National Parks, Areas of Outstanding Natural Beauty and Heritage Coasts provided that there is no significant environmental detriment to the area concerne’;

· Preference should be given in the first place to PV arrays being constructed on previously developed land ... Within protected landscapes such sites may include the site of old disused greenhouses or barns which have fallen beyond economic repair, quarries or former caravan parks;

·  Accordingly the siting of PV on the roofs of existing houses, employment and farm buildings should normally be acceptable where suitably designed and located and where impact on heritage assets have been taken into consideration;

· Where previously developed land and existing buildings are not available, locations within or adjacent to rural towns and villages (in cases where visual impact is minimised, heritage assets have been considered) are places where PV arrays may be better accommodated into the existing built context of the settlement where the settlement can also benefit from the energy generated;

·  Any developer proposing a PV array must clearly demonstrate that consideration has been given to alternative sites (including their ability to site arrays outside of any AONB) and explain why the proposed site should be used for the proposed PV array. This should include consideration to the impact of the supply of local agricultural land for the supply of food, fuel and fibre;

· Schemes should include proposals to secure removal of the arrays after 25 years or if their use cease before, again to be secured by planning condition.  Schemes should make specific reference to proposed measures to improve bio-diversity, provide new landscaping and to suitably manage existing landscaping;

· PV arrays that are built on agricultural ground should be temporary and the equipment easy to remove and land easily restored to its previous agricultural condition (unless management plans secure permanent alternative future uses, for example restored grasslands). Intrusive developments of trenching and foundations, such as concrete blocks are therefore considered inappropriate for protected landscapes. Concrete bases should not be used. The array should be installed on screw or pile driven anchors as these are less intrusive and can be completely removed;

· The landscape and visual impact of a proposed solar array is likely to be one of the most significant impacts of such a development …  Even on smaller schemes the NAAONB will still expect all applications to consider potential impact on AONBs, their character and landscape;

· The NAAONB also acknowledge that PV sites located outside but close to AONBs may be considered to be within their setting.  There have also been examples of sites proposed between AONBs, looked down on to or from heritage assets within AONBs like hillforts.  The NAAONB therefore does not support sites, where visible or close to the edges of AONBs, which may result in landscape impact or character change when viewed looking into or out of AONBs … photomontages and line drawings are a valuable tool in assessing the ability of the landscape to accommodate change;

· Sites should take advantage of existing natural screening, such as hedgerows. Solar arrays are approximately 2 - 3m high. Therefore choosing a location on flat ground, away from overlooking higher ground, which already has a well established high hedgerow with hedgerow trees, will greatly reduce the visibility of a proposed solar array, effectively hiding it from the surrounding landscape. Planning conditions could be used to secure the retention and management of the hedgerow during the life of the array. A tree survey to BS 5837 may be required together with details of tree protection during installation;

·  Where a proposed site does not have an existing hedgerow, then an enclosing hedgerow should be planted as part of the scheme, this should be planted of local native species and maintained throughout the life of the array. Hedgerows should also cross the site, breaking up its shape, and where existing hedgerow lines and field boundaries exist these should be maintained to retain the character of the landscape and its traditional field patterns;

· Straight lines should be avoided. Any regular shape could be further broken up by stepping groups of panels and avoiding straight edges by feathering into the landscape;

· Conservation Officers should be approached early in the pre-application stages to consider any proposals;

· In order to consider the impact of glint and glare on the protected landscape, a glint and glare assessment should be submitted as part of the planning application;

· Any assessment of the potential impact of a proposal within a protected landscape, or adjacent to it as to form part of its setting, should be undertaken in accordance with the Guidelines for Landscape and Visual Impact Assessment, second edition, by the Landscape Institute and Institute of Environmental Management and Assessment.  ISBN 0-415-23185-X.
The Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) ‘Summary of Special Interest’ identifies ‘Panoramic views from Clitheroe Castle’ and ‘The distinctive skyline, especially as viewed from the Bashall Eaves area of the Borough’. ‘Spatial Analysis: Key Views and Vistas’ identifies that ‘The Castle provides panoramic views across the town and surrounding countryside’ and ‘Views of distant uplands are one of the distinctive features of the conservation area … looking westwards, good views of distant fells can be gained from St Mary Magdalene’s churchyard and from the rear of the Rose and Crown in Castle Street’. ‘The Effect of Historical Development on Plan Form’ notes ‘the layout of the town has been shaped by the topography of the limestone knoll at the southern end of which stands Clitheroe Castle, the raison d’etre of the original settlement’. The Appraisal ‘SWOT’ analysis identifies the Strength/most important positive feature of ‘Surrounded by open countryside’. 

The proposal has been amended twice and I am now of the opinion that the revised scheme which relocates the panels as well as reduces the numbers of panels now has a limited impact on the AONB and the setting of the listed building.

In my opinion, the benefits of the scheme outweigh any harm to the character (including setting) and significance of the listed building and the landscape character of the area immediately adjoining the AONB.



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 18/01/12














