Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0912

	Development Proposed:
	Minor material amendment to substitute plans and elevations on approved drawing 09-1411-PO6 for the revised plans on drawing 09-1441-W04E and elevations on drawing 09-1441-W05G showing the incorporation of PV panels at Land adj 14 Church Raike, Chipping.

	CONSULTATIONS: Parish/Town Council

	No representations have been received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1- Development Control.

Policy ENV1 – AONB.

Policy ENV13 Landscape Protection.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection.

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

	This application seeks a minor material amendment to the consent previously granted under reference 3/2012/1011 granted 18th January 2013; this granted conditional consent for the erection of 7.no houses comprising 6.no semi detached houses for social rent and one detached private house. The development is sited within the Forest of Bowland AONB.

The submitted description reads as; ‘Minor material amendment to substitute plans and elevations on approved drawing 09-1411-PO6 for the revised plans on drawing 09-1441-W04E and elevations on drawing 09-1441-W05G showing the incorporation of PV panels’.
For the avoidance of any doubt and to aide clarity I propose to amend the description to read as: ‘Minor material amendment to planning consent 3/2012/1011 to substitute plans and elevations on approved drawing 09-1411-PO6 for the revised plans on drawing 09-1441-W04E and elevations on drawing 09-1441-W05G showing the incorporation of PV panels’.
The proposed amended consists of the provision of integrated solar PV panels to the southeast elevations of the semi detached dwellings. This would result in the panels being sited on the front elevation roof slopes of the dwelling. 

The proposed amendment is required as the site is not near the mains gas network and the development is required to achieve Code 3 status using renewable energy.

The proposed panels would measure 3.9m x 4.9m and be located on the roof of each dwelling. Given the fact that the dwellings are semi detached it would result in the two arrays of panels being sited on each block of dwellings. Unlike retrofitted panels that would stand proud of the roof slope these would sit flush. The dark finish of the panels would be set against the dark finish of the slate roofs and whilst they will contrast I do not feel this contrast would be as stark as could have been the case if the roofs were finished in terracotta coloured tiles. In addition to this, a proportion of slate tiles would be left exposed to create a degree of definition and variation.

Given the sites location within the Forest of Bowland AONB all development must either preserve or enhance the character, setting and visual amenities of the site. If the Solar panels were not proposed the roofs would be unadorned and finished in slate that is traditional to the AONB. The provision of solar panels even ones fitted within the roof would have an impact upon the character, setting and visual amenities of the AONB the consideration that has to be made is to what extent is this impact considered to be harmful and is that considered sufficient to warrant the refusal of the amendment.

In making this assessment I feel it is important to have consideration to the provisions of Part 40 Class A of the General Permitted Development Order. This allows for the installation, alteration or replacement of Solar PV or solar thermal equipment on a dwelling house, block of flats or a building situated within the curtilage of a dwelling house or block of flats; without the benefit of planning approval.

This is however subject to a range of conditions which are as follows:

A1 Development is not permitted by Class A if –

a) The solar OV or thermal equipment would protrude more than 200 millimetres beyond the plane of the wall or the roof slope when measured from the perpendicular with the external surface of the wall or roof slope.

b) It would result in the highest part of the solar PV or solar thermal equipment being higher than the highest part of the roof (excluding any chimney);

c) In the case of land within a conservation area or which is a World Heritage Site, the solar PV or solar thermal equipment would be installed on a wall which fronts a highway;

d) The solar PV or solar thermal equipment would be installed on a site designated as a scheduled monument.

e) The solar PV or solar thermal equipment would be installed on a building within the curtilage of the dwellinghouse or block of flats if the dwellinghouse or block of flats is a listed building.

A.2 Development is permitted by Class A subject to the following conditions-

a) Solar PV or solar thermal equipment shall, so far as practicable, be sited so as to minimise its effect on the external appearance of the building.

b) Solar PV or solar thermal equipment shall, so far as practicable, be sited so as to minimise its effect on the amenity of the area;

c) Solar PV or solar thermal equipment no longer needed for micro generation shall be removed as soon as reasonably practicable. 

The dwellings under construction, to which this amendment relates would when constructed benefit from having Householder Permitted Development Rights; this is by virtue of the consent for the housing development not carrying and conditions which would restrict permitted development.

This been the case, within Part 40 Class A the only explicit restrictions relate to Listed Buildings, dwellings within a Conservation Area, World Heritage Sites and scheduled monuments. None of these restrictions would cover the dwellings in question as they are only sited within the AONB. As such it would be possible to undertake similar works at a later date without requiring formal planning consent.

The conditions which the works would have to accord with are conditions which all use the clause ‘so far as practicable’. It may be argued therefore that the most practicable location is the front elevation roof slope due to its orientation; the provision of flush panels may arguably address the amenity condition.

However, it could theoretically be possible to implement a scheme whereby protruding panels are used; these could stand 20cm clear of the roof, this would unquestionably be more harmful to the visual amenities of the area and damaging to the character and setting of the AONB.

I would also argue that the proposed amendment, to fit solar panels during the construction phase presents numerous advantages. During the construction phase the provision of the panels can then be integrated into the roof of the dwellings, thus minimising visual intrusion as far as possible. This approach would also allow for all the dwellings concerned to be done in one go at the same time utilising the system. This will ensure uniformity across the dwellings.  One potential risk of fitting them after construction under Permitted Development may be that different individuals may utilise differing systems and they be implemented in a more ad-hoc manner. This in itself may be more harmful to the character setting and visual amenities of the AONB. 

Increasingly, the provision of green energy and micro generation solutions are becoming more prevalent, particularly in new build. As such there increased use must to an extent be accepted. In the instance of this application the panels would face adjacent properties that may provide a degree of additional screening from views from afar.

In view of the above considerations, whilst the provision of such panels may have a degree of impact upon the AONB I would argue that they would be viewed within the context of being on dwellings well associated with the existing built form of the village and not isolated within the open countryside. The provision of integrated panels across all of the development would be advantageous as it would ensure uniformity in character and appearance. In addition to which given that such works could be carried out under Permitted Development once the dwellings are completed and that such a scheme could be more damaging, on balance I feel it more appropriate to recommend the approval of the proposed amendment to achieve what would be a more desirable outcome than could have potentially been the case if the panels were proposed post construction. I therefore recommend accordingly.

 

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That proposed amendment be granted.


DATE INSPECTED: 6th November 2013














