APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/08537

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Chandlers Farm Barn, Chandlers Farm, Chandlers Lane, All Cannings, SN10 3PG

	DEVELOPMENT DESCRIPTION:
	Installation of solar panels

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the installation of solar panels. 

SITE DESCRIPTION/CONTEXT

The application relates to Chandlers Farm Barn, Chandlers Farm at Chandlers Lane, All Cannings. It is a single storey residential property located within the All Cannings Conservation Area and is set within relative proximity to several listed buildings, including Rose Cottage (List Entry Number: 1286527), The Homestead (List Entry Number: 1286543), and Number 30 and Number 32 Carisbrook (List Entry Number: 1033780). There are numerous properties separating the site from the nearby listed buildings so the host dwelling does not contribute to their setting. 

A public Right of way (ACAN14) runs immediately to the east of the site from which the rear and side elevations of the building is highly visible, and Chandlers Lane runs to the south of the site, from which the host dwelling is partially visible, although the adjoining Old Tractor Barn is set between the host dwelling and the road. The site is located at the edge of the Conservation Area, with modern buildings sited to the east, on the other side of the Public Right of Way.

The application site is subject to the following planning policy constraints:

· Located within the All Cannings Conservation Area.
· Sited within relative proximity to several listed buildings.
· A Public Right of Way (ACAN14) runs immediately adjacent to the east of the site.
· Washed Over by the North Wessex Downs National Landscape.
· Flood Zone 1.

PLANNING HISTORY

K/54773/F – Conversion of redundant farm buildings to dwelling. Refused 7th February 2007.

K/54774/F – Conversion of redundant farm buildings to dwelling. Refused 16th February 2007.

15/07895/FUL – Demolition of agricultural buildings, conversion of existing buildings into two dwellings and erection of new dwelling, together with erection of garage building. Approved with Conditions 2nd October 2015.

At neighbouring property (Old Tractor Barn):

PL/2022/09733 – Installation of Photovoltaic Panels. Withdrawn 13th February 2023.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 41: Sustainable Construction and Low Carbon Energy
· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape 
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment 

Wiltshire Design Guide: Appendix D – Design Guidance for Householder extensions 

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

All Cannings Conservation Area Statement March 2003 

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]All Cannings Parish Council: No objection.

Public Protection: No comment.

REPRESENTATIONS

No comments were received.

ASSESSMENT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the adopted Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. 

Design and Impact upon the character and context of the area and Heritage Impact

From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. 

Section 66 requires that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

Section 72(1) of the Act requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas.

The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that designated and non-designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance and encourages proposals which improve the condition of heritage assets at risk.

The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development.

Section 14 of the NPPF addresses the challenge of climate change, flooding and coastal change. 

Paragraph 167 advises that “Local planning authorities should also give significant weight to the need to support energy efficiency and low carbon heating improvements to existing buildings, both domestic and non-domestic (including through installation of heat pumps and solar panels where these do not already benefit from permitted development rights).

Historic England Advice Note 18: Adapting Historic Buildings for Energy and Carbon Efficiency, provides advice in support of consistent decision making on approaches to improve the energy efficiency and support carbon reduction of historic buildings, whilst conserving their significance.

The property is located within the All Cannings Conservation Area and is set within relative proximity to several listed buildings, including Rose Cottage (List Entry Number: 1286527), The Homestead (List Entry Number: 1286543), and Number 30 and Number 32 Carisbrook (List Entry Number: 1033780). There are numerous properties separating the site from the nearby listed buildings so the host dwelling does not have any impact upon their setting. The host dwelling offers some heritage value to the conservation area and contributes positively to the street scene. The rear/side elevations are highly visible upon the Public Right of Way (ACAN14) which runs immediately to the east of the site, although this is sited at the edge of the conservation area and modern buildings which do not offer any heritage or architectural value are also visible from this Public Right of Way.

The proposed solar panels would introduce a modern element to the roof slope which would impose a degree of harm to the visual appearance of the property, somewhat compromising the traditional appearance of the clay-tiled roof. However, the panels would be limited to the rear and side roof slopes which face away from the rest of the Conservation Area and form the back elevations of the property. While these elevations are highly visible from the Public Right of Way, the proposed number of panels is modest, with only a single row of panels placed horizontally on either roof slope and there are multiple examples of other solar panels within the local vicinity which are visible upon the street scene, so the level of harm is limited. Due to the sensitive nature of the site, a condition will be imposed requiring the subsequent approval of the solar panel specifications as the information was not forthcoming as part of this application and will be required to ensure minimal impact upon designated heritage assets and visual amenity. A condition will also be imposed requiring the removal of the solar panels at the end of their useful life for the same reasoning.

Overall, given the relatively discreet siting, modest number of panels, and precedent set for roof-mounted solar panels in the locality, the proposal is considered to impose less than substantial harm to the conservation area with the conditions imposed. The panels would offer the environmental benefit of generating renewable energy for the existing dwelling house and given the small degree of harm associated with the proposed development, the benefits of the scheme are considered to outweigh the harm in this instance.

It is noted that a proposal for solar panels at the adjacent Old Tractor Barn to the south was withdrawn following officer advice that the scheme would be refused on visual amenity/heritage grounds (PL/2022/09733). The circumstances of the current application are materially different as the proposal at Old Tractor Barn sought consent for two rows of panels on the south roof slope, which forms the principal elevation of the property and is visually prominent on Chandlers Lane. In addition, the Old Tractor Barn is considered as a significant unlisted building within the All Cannings Conservation Area Statement. The current scheme is much more modest in scope and siting, so a different conclusion has been reached in this instance.

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the conservation area and setting of the nearby listed buildings. It would result in minimal harm to the significance of any heritage assets, and any harm caused would be offset by the benefits of renewable energy. No objections have been raised by the Conservation Officer.

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as the relevant provisions of the NPPF.

Amenity

Point vii of Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that developments do not adversely affect neighbouring properties.

The National Planning Policy Framework (NPPF), particularly Paragraph 135(f), stresses that planning decisions should ensure developments provide a high standard of amenity for existing and future users.   

The proposed development has been assessed in terms of its potential impact on the residential amenity of neighbouring properties, with particular regard to loss of light, overshadowing, loss of privacy, and overbearing effects. 

Due to the proposal’s nature as the installation of roof-mounted solar panels, there are no concerns raised regarding overlooking, overshadowing or overbearing impact.

Technical specifications will be secured by condition to ensure no undue harm will be caused by potential glare that could arise from the panels.

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

National Landscape

Core Policy 51 of the Wiltshire Core Strategy requires all development to protect, conserve, and where possible enhance the character and quality of Wiltshire’s landscapes, giving particular weight to designated areas such as National Landscapes.

The National Planning Policy Framework (NPPF), in Paragraph 176, states that “great weight” should be given to conserving and enhancing landscape and scenic beauty in National Landscapes (formerly Areas of Outstanding Natural Beauty). Development within or affecting the setting of a National Landscape must demonstrate that it will not result in unacceptable harm to the special qualities of that area.

Due to the proposal’s nature as the installation of roof-mounted solar panels on a building which is located within an urbanised area, there is no risk of any adverse impact upon the special qualities of the National Landscape.

The proposal, by virtue of its scale, siting, and design, would not harm the special qualities or scenic character of the North Wessex Downs National Landscape.

The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy and Paragraph 176 of the NPPF in conserving and enhancing the National Landscape.

[bookmark: _Hlk211330780]Biodiversity Net Gain 

Householder planning applications are exempt from the requirement to deliver Biodiversity Net Gain under Schedule 7A, Section 4(2)(a) of the Town and Country Planning Act 1990, as inserted by the Environment Act 2021.

Pre-commencement Condition Agreement

This recommendation includes a pre-commencement planning condition relating to the submission and approval of solar panel specifications. In accordance with Section 100ZA of the Town and Country Planning Act 1990 and the Town and Country Planning (Pre-commencement Conditions) Regulations 2018, the Local Planning Authority formally notified the applicant/agent of the proposed condition and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 10/02/2026.

CONCLUSION

The proposed development is considered to be acceptable in terms of its design, scale, and relationship with the surrounding area. It would not result in any unacceptable harm to the character of the locality, the amenities of neighbouring occupiers, or the interests of highway safety, heritage, or ecology, with any harm caused being offset by the benefits of the scheme, in this instance, renewable energy. 

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the Wiltshire Local Plan, and the National Planning Policy Framework. As such, the application is recommended for approval, subject to conditions. 

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

