Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/1028

	Development Proposed:
	Proposed installation of 16 solar panels on the south roofslope at The Barn, Higher Greystoneley, Leagram, Whitewell.

	CONSULTATIONS: Parish/Town Council

	Bowland with Leagram Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV24 – Renewable Energy

Policy ENV25 Renewable Energy

H17 – Building Conversions – Design Matters

PPS1 – Delivering Sustainable Development

PPS5 – Planning for the Historic Environment

PPS7 – Sustainable Development in Rural Areas

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

	POLICY REASONS FOR REFUSAL:

	G1, ENV1, ENV16 & H17 – Detrimental visual impact upon the appearance of the barn to the visual detriment of the Forest of Bowland Area of Outstanding Natural Beauty.

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

	The application relates to a barn that was approved for conversion into residential use in 1997 (3/1997/0577). The converted barn is one of four conversion schemes within the site which appear as isolated development located off an existing track situated within the Forest of Bowland Area of Outstanding Natural Beauty, approx. 2 miles north-east of the main settlement of Chipping and 1 mile south-west of the village of Whitewell.

Permission is sought for the installation of sixteen photovoltaic blue with black trim solar panels, arranged as two blocks measuring 3.4m x 5m on the rear (southern) roofslope of the property.

The Council aim to support the development of small-scale renewable energy schemes within the Borough and their benefit is recognised in Policy ENV24 and ENV25 of the Ribble Valley Districtwide Local Plan. Approval of such proposals is supported provided it can be shown that such developments would not cause unacceptable harm to interests of acknowledged importance in the local environment having 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.

Any impact of the proposal upon the amenity of neighbouring residents will be minimal as there are no residential properties directly to the rear of the property for a significant distance. Therefore the main consideration in the determination of this application is the visual impact of the proposal upon the appearance of the property as a traditional barn conversion and impact upon the appearance of this Area of Outstanding Natural Beauty (AONB).

No information has been provided to demonstrate the net environmental benefit of the panels or that other energy saving measures or other locations with less impact have been considered and are not viable. I also noted on site that stand-alone panels have been erected (without prior consent from the Council) to the south-west of the main property. No mention is made in the application as to the level of output from these panels that have already been erected or the justification for this additional installation. 

With regards to the visual impact of the panels upon the appearance of the building it is recognised that the original conversion scheme sought to retain the historic agricultural form and integrity of the building including the simple form of the roof and by minimising the amount of new windows and openings.

Policy H17 of the Ribble Valley Districtwide Local Plan which relates to the decision matters of schemes for the conversion of farm buildings states that conversions should be carried out ‘without changing their character and by recognising [their] principal features; and that these are not new buildings, they are conversions of special buildings and this should be reflected in the final scheme’. It is recognised that the policy in the first instance is used 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. 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 barn 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 as a dwelling, the host building should not shed its history as a converted farm building and undermine its simplistic form, thus losing its integrity and visual appearance as a traditional farm building contrary to Policy G1 and H17 of the Ribble Valley Districtwide Local Plan.  

Policy Statement 1: Delivering Sustainable Development (PPS1) states that ‘the Government is committed to protecting and enhancing the quality of the natural and historic environment, in both rural and urban areas. Planning policy should seek to protect and enhance the quality, character and amenity value of the countryside and urban areas as a whole’. In addition this policy statement notes with regards to design that ‘design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area …….should not be accepted’.  Part 36. of the same document states that development should ensure that ‘it responds to their local context and create or reinforce local distinctiveness’.

English Heritage Guidance document ‘The Conversion of Traditional Farm Buildings: A Good Practice Guide supports the above policies and states that ‘historic farm buildings invariably retain key features that provide evidence of their former use and contribute to their significance’ and that ‘the roofs of farm buildings are often highly visible in the landscape and represent a very significant aspect of their character’. 

With regards to development within rural areas Planning Policy Statement 7: Sustainable Development in Rural Areas (PPS7) states that ‘all development in rural areas should be well designed and inclusive, in keeping and scale with its location, and sensitive to the character of the countryside and local distinctiveness’. 
Due to the orientation of ‘The Barn’ within this complex of converted barns the rear (southern) elevation and roofslope is visually prominent within the landscape and is clearly visible within the public realm from both the main road to the east of the property and the bridleway (BW12) that starts from the main access track and through the centre of the site towards the south-west of the applicants property. It is considered that the rear roofslope is considered to be the dominant feature as viewed within the landscape, which is a positive feature as it represents and identifies the building as a former barn. Whilst it is recognised that the rear (southern) roofscape has been punctuated with a number of velux windows, the majority of the roofslope to The Barn remains unaltered and therefore I consider it important to retain this element to safeguard the original characteristics of what was formally a traditional barn.

The installation of the proposed modern solar panels by virtue of their design and siting will introduce further complexity to the rear rooflsope and do not reflect, nor are in-keeping with the traditional character of the buiding. The proposal would disrupt and dilute the positive feature of the rear (southern) roofslope as viewed within the public realm, a feature which would have provided much of the justification for the initial conversion of the barn to a dwelling, resulting in the loss of the historic character of this traditional farm building contrary to Policy H17 of the Ribble Valley Districtwide Local Plan. 

In addition it is considered that the panels will not make a positive contribution or enhance the significance of the historic environment or the building which is identified as a heritage asset, contrary to Policies HE7.5, HE9.5 and HE10 of PPS5 ‘Planning for the Historic Environment’ which 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. Government Policy is clear in its support for measures which tackle climate change but it is also clear that, where these have an impact on heritage assets, there is a balance to be drawn between the benefits to society in terms of responding to climate change and any harm caused to the heritage asset.

In addition, the converted barn is located within an Area of Outstanding Natural Beauty which  have ‘the highest status of protection in relation to landscape quality and scenic beauty’ (para. 21 of PPS7) and are designated to conserve our most significant natural and historic landscapes. As the proposal will appear wholly modern in appearance and significantly detract from the appearance of the barn, as discussed above, the development will neither protect, conserve nor enhance the landscape area but devalue the character and appearance of this rural landscape contrary to Policy ENV1 of the Ribble Valley Districtwide Local Plan.
I note that solar panels have been erected on an attached lean-to to one of the barn conversions within the site and on detached garages. A review of the officers reports makes clear that the reason for approval of previous schemes for the installation of solar panels within this site was based upon the fact that the panels to be erected on the attached lean-to of the original barn was acceptable as this extension does not form part of the original building and therefore their visual impact upon the character and appearance of the barn is minimal. In addition, as the detached garages are new build development and the panels are to be erected to their roof and not on the main barn conversion, again it was considered that their visual impact will be minimal.

This application differs from these submissions on the basis that the panels will be attached to an original and important feature of the barn which contributes significantly to the character and appearance of the building.

To conclude, whilst I appreciate the importance of promoting renewable energy schemes within the Borough, in this instance it is considered that the barn in its current form makes a positive contribution to the visual amenity of the area and the retention of the simplistic and functional design of this prominent traditional building including the unadorned roofscape is worthy of retention. The erection of solar panels to the rear (southern) roofslope by virtue of their number and siting would add essentially domestic and alien features, which do not reflect in design terms the character of the building and would, in my opinion, devalue and dilute the traditional character of the building, reducing its appearance to that of a conventional dwelling contrary to Policy G1 and H17 of the Ribble Valley Districtwide Local Plan, and policies contained within PPS5. In addition the proposal would undermine its integrity and visual appearance as a traditional farm building to the detriment of the visual appearance of the Forest of Bowland Area of Outstanding Natural Beauty, contrary to Policy ENV1 of the Districtwide Local Plan and national policy statements PPS1 and PPS7.
I therefore recommend that planning permission be refused for the above reasons.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 30/01/2012




















