
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2011/0937/P

	Development Proposed:
	Installation of a 4Kw black edged solar PV system to the rear-facing south roof slope of the dwelling at Kezmin House, Hothershall Lane, Hothershall, PR3 2XB

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV3 – Development within Open Countryside

Policy ENV24 - Renewable Energy

Policy ENV25 - Renewable Energy

Policy H17 - Building Conversions - Design Matters

PPS1 (Supplement) – Delivering Sustainable Development

PPS5 – Planning for the Historic Environment 

English Heritage (2006) The Conversion of Traditional Farm Buildings: A Good Practice Guide

	POLICY REASONS FOR REFUSAL:

	Policies G1 and H17 of the DWLP - incongruous feature resulting in harm to the visual appearance, character and significance of this traditional rural building.

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

	The application relates to a former barn conversion within open countryside off Hothershall Lane, Hothershall.

The barn was converted in the early 1980’s.  At the time of approval permitted development rights were removed.  As a result of this conversion, the barn still retains its historic agricultural form and integrity including its form and fenestration details including the simple form of the roof and the wagon door opening on the southern rear elevation.  However, the barn no longer retains its original roof covering which concrete roof tiles have instead replaced.  The roofing materials thus appear out of keeping with the rest of the barn.

Permission is sought to install a 16 panel solar array on the rear roofslope of the barn.  The panels would be located at the western end of the roof and would extend towards the central part of the roof over a large proportion of the catslide roof above the wagon door opening. 

The benefits of small-scale renewable energy installations is recognised in Policy ENV24 and ENV25 of the Ribble Valley Districtwide Local Plan in that the Council will support their development. However this is provided it can be shown that such developments would not cause unacceptable harm to interests of acknowledged importance in the local environment and have particular regard to the following issues: - 

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

It is thus important to assess the impact of the works having regard to the building’s history as a barn conversion.  Policies HE7.5, HE9.5 and HE10 of PPS5 ‘Planning for the Historic Environment’ states that attention is required to the extent to which the design of new development contributes positively to the character, distinctiveness and significance of the historic environment.  With this in mind, in consideration that the solar panels are to be erected to the roofslope of a converted traditional farm building the determination of the application should be based upon its compliance with Policy H17 of the Ribble Valley Districtwide Local Plan.  This policy relates to the principle decision making of schemes for the conversion of farm buildings and states that; “traditional farm buildings should remain largely unaltered and remain looking like farm buildings after conversion”.  It is recognised that this policy is used in the first instance to guide initial schemes of conversion but its design principles are of equal relevance to the submission of schemes after the initial conversion works have been carried out, as is the case here.  It offers specific guidance on alterations and extensions to conversions and comments that “farm buildings are operational structures with a functional simplicity which is part of their appeal”.  In respect of future additions to farm building conversions the policy concludes that it is “important that farm buildings are preserved in their original form without alien urban additions or alterations”.  The principle is that even once occupied, the host building should not shed its history as a converted farm building and additions/ alterations should not undermine its simplistic form, thereby losing its integrity and visual appearance as a traditional rural farm building contrary to Policies G1 and H17 of the Ribble Valley Districtwide Local Plan.  

English Heritage Guidance document ‘The Conversion of Traditional Farm Buildings: A Good Practice Guide supports the above policies and states:  “historic farm buildings invariably retain key features that provide evidence of their former use and contribute to their significance’.  With regards the roof of traditional rural buildings, the guidance states:  “the roofs of farm buildings … represent a very significant aspect of their character”.  With specific reference to local planning policies, Policy H17 stresses:

       “the single most important external feature of a traditional farm building is the roof. Large unbroken roof slopes are a characteristic within the Borough which should be respected”.

The rear roofslope of this property is considered to be a dominant feature of the building, along with the cart door opening on the same elevation, and its linear and functional form identifies the building as a former agricultural barn which presently contributes to the character of this traditional, and simplistic vernacular building.  Whilst it is recognised that the rear roofscape is covered with concrete tiles which detract from the appearance and character of the barn, however, it is considered that the introduction of a large arreay of solar panels to the western and central part of the roofslope would cause further harm to the historic form and integrity of this former agricultural building, particularly as the roof remains unaltered by additions such as rooflights.  I therefore consider it important to retain the unadorned roofscape to safeguard the original characteristics of what was formally a traditional agricultural barn.  It is considered that the insertion of solar panels on the roof by virtue of their number and siting will introduce further alien features to the rear rooflsope, resulting in the loss of the historic character of this building.  This would be contrary to Policy H17 of the Ribble Valley Districtwide Local Plan.   

The number solar panels proposed also adds an overly domestic air to the property which would be detrimental to the intrinsic character of the building.

Although I recognise that local and national policies support renewable energy proposals, safeguarding the Borough’s historic environment is equally important.  The introduction of solar panels would, in my opinion, undermine the barn’s simplistic form, thus undermining its integrity and visual appearance as a traditional farm building contrary to Policy G1 and H17 of the Ribble Valley Districtwide Local Plan.  

	RECOMMENDATION: That permission be refused.
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