APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04063

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Lowerhouse Farm, Lower Chute, Andover, SP11 9DX

	DEVELOPMENT DESCRIPTION:
	Installation of up to 22 solar panels on the roofs of the modern, black barns adjacent to the road.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the installation of up to 22 solar panels on the roofs of the modern, black barns adjacent to the road.

SITE DESCRIPTION/CONTEXT

The application relates to two barns located within the curtilage of the Grade II listed Lowerhouse Farm (List Entry Number: 1035939) in the settlement of Lower Cadley. The site is located within the Chute Cadley & Lower Chute Conservation Area, and the barns are sited adjacent to the unclassified, unnamed road to the south from which access to the property is gained. The barns are of relatively modern construction and are not curtilage listed. They consist of a traditional, typical appearance for barns of this type, with black horizontal timber clad walls above a brick plinth and natural slate gable roofing. The two barns are sited on the southeastern boundary of the site on either side of a vehicular access.

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

· Located within the Chute Cadley & Lower Chute Conservation Area.
· Situated within the curtilage of the Grade II listed Lowerhouse Farm (List Entry Number: 1035939)
· Located within the North Wessex Downs National Landscape.
· Flood Zone 1.

PLANNING HISTORY

K/81/0973 – Replacement outbuildings and alterations to existing outbuildings. Approved with Conditions 17th December 1981.

K/81/1006/LB – Demolition and replace some outbuildings and alterations to remaining outbuildings. Approved with Conditions 17th December 1981.

K/33051 – Part conversion of stable block to pottery room and erection of false roof ventilator. Approved with Conditions 24th July 1996.

K/33050/L – Part conversion of stable block to pottery room and erection of false roof ventilator. Approved with Conditions 24th July 1996.

K/59492/F - Conversion of barn to self-contained annexe. Approved with Conditions 29th October 2008.

K/59493/LBC - Conversion of barn to annexe. Withdrawn 29th October 2008.

E/2013/0284/FUL – Conversion of barn and garage to self contained annex. Approved with Conditions 17th June 2013.

19/07460/FUL – Conversion and extension of outbuildings and stables to form 3 dwellings (amended scheme following refusal of 18/04151/FUL). Approved with Conditions 12th November 2019.

19/07609/LBC – Conversion and extension of outbuilding and stables to form 2 no. dwellings (Plots 1 and 2). Approved with Conditions 12th November 2019.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· 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 

Chute Cadley and Lower Chute Conservation Area Designation Statement

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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Chute Parish Council: No response received at the time of writing.

Chute Forest Parish Council: No objection.

Conservation: No objection.

Public Protection: No response received at the time of writing.

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

Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that all new development is of high design quality, reflecting local context, character, and distinctiveness.

Policies DP3 and DP4 of the National Planning Policy Framework require development to achieve a high standard of design that responds positively to local character and context. In assessing design quality, regard should be had to matters including scale, siting, form, appearance, materials and the relationship of development to its surroundings.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special regard to be given to the desirability of preserving listed buildings, their settings and any features of special architectural or historic interest which they possess.

Section 72(1) of the same Act requires special attention to be paid to the desirability of preserving or enhancing the character or appearance of Conservation Areas.

Core Policy 58 of the Wiltshire Core Strategy seeks to conserve and, where appropriate, enhance the significance of designated and non-designated heritage assets and their settings. Core Policy 57 requires development to respond positively to local character and historic context through high quality design.

Policies HE4, HE5, HE6 and HE9 of the National Planning Policy Framework recognise heritage assets as an irreplaceable resource and require proposals affecting heritage assets to be assessed having regard to their significance and the contribution made by their setting.

The application site lies within the curtilage of Lowerhouse Farm, a Grade II listed building, and within the Chute Cadley and Lower Chute Conservation Area. The buildings subject to the proposal are modern structures and do not form part of the listed building.

The proposal seeks the installation of solar photovoltaic panels on the roof slopes of existing modern agricultural buildings within the farm complex. The panels would be fixed to existing roof coverings and would utilise black-framed panels intended to provide a more recessive appearance when viewed within the wider farm setting.

Whilst the buildings are visible from the adjoining highway, they are not experienced in close visual association with the principal listed building. Furthermore, the significance of Lowerhouse Farm derives principally from the historic farmhouse and associated traditional buildings, rather than the modern agricultural structures upon which the panels are proposed.
Views within the surrounding area are already influenced by modern development, including the recently constructed dwelling to the north-east and the presence of solar panels on that property's side elevation. The more architecturally significant curtilage-listed and traditional farm buildings to the north and west of the stable yard would remain unaffected by the proposal.

The proposal also includes a cable string running between the apexes of the two barns across the vehicular entrance. Whilst this element would be visible within the site and from limited public viewpoints, it would be read within the context of the existing agricultural complex and would be positioned well away from the listed building. As such, it would not materially affect the setting or significance of the designated heritage assets.

Having regard to the scale, siting and appearance of the proposal, it is acknowledged that a limited degree of visual change would occur within the farm complex and Conservation Area. However, the proposal would be confined to modern agricultural buildings that make little contribution to the significance of the listed building or Conservation Area. The development would not materially affect the way in which either heritage asset is experienced, understood or appreciated.

Accordingly, it is considered that the proposal would preserve the significance of the Grade II listed Lowerhouse Farm, including its setting, and preserve the character and appearance of the Chute Cadley and Lower Chute Conservation Area. The proposal would therefore not result in harm to the significance of any designated heritage asset.

In reaching this conclusion, regard has been had to the statutory duties imposed by Sections 66(1) and 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and to Policies HE4, HE5, HE6 and HE9 of the NPPF. Furthermore, substantial weight is given by Policies CC2 and W3 of the NPPF to the benefits of renewable and low-carbon energy development and measures which assist climate change mitigation and the transition to net zero.

Whilst the proposal is considered acceptable in heritage and visual amenity terms during its operational lifespan, the solar panels represent a modern intervention within the setting of a listed building and Conservation Area. Given the finite lifespan of solar photovoltaic equipment, it is reasonable and necessary to impose a condition requiring the removal of the panels and associated infrastructure when they are no longer in use, together with the restoration of the affected roof slopes. This will ensure that any future redundant equipment does not remain in situ to the detriment of the significance of the heritage assets, visual amenity or the character and appearance of the area.

The proposal would therefore preserve the significance of the listed building, preserve the character and appearance of the Conservation Area, contribute towards renewable energy generation and assist in reducing reliance on fossil fuel energy sources. The development is therefore considered to comply with Core Policies 57 and 58 of the Wiltshire Core Strategy, Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Policies DP3, CC2, W3, HE4, HE5, HE6 and HE9 of the National Planning Policy Framework, and Appendix D of the Wiltshire Design Guide.

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.

Policy P3 of the National Planning Policy Framework requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. In particular, Policy P3(2)(b) requires development to avoid giving rise to unacceptable impacts on the living conditions of neighbouring residents and occupiers. In assessing amenity impacts, regard should be had to matters including daylight and sunlight, outlook, privacy, overbearing impacts and other effects on residential amenity.

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 residential amenity impact. There is no risk of any overlooking, overshadowing, or overbearing impact arising as a result of the proposed works and given the scale of development, the nature of modern photovoltaic panels and the separation from neighbouring dwellings, glint and glare impacts would not be significant.

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

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.

Policy N4 of the NPPF affords significant protection to Protected Landscapes, including National Landscapes. Development proposals within or affecting a National Landscape should conserve and enhance natural beauty and the special qualities of the designated area and avoid unacceptable harm to its landscape character and scenic quality.

The proposal comprises the installation of solar panels on existing agricultural buildings within an established farmstead. It would not result in the loss of landscape features, the introduction of built form into undeveloped countryside or any material change to the wider landscape character. Accordingly, no adverse landscape impacts are identified.

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 Policy N4 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.

Public Sector Equality Duty (PSED)
In reaching this decision, due regard has been had to the Public Sector Equality Duty under Section 149 of the Equality Act 2010. This requires the Local Planning Authority to have regard to the need to eliminate discrimination, advance equality of opportunity and foster good relations between persons who share a protected characteristic and those who do not. 

The Local Planning Authority is satisfied that the proposal would not result in any unlawful discrimination and that any impacts on protected groups have been appropriately considered as part of this assessment.

CONCLUSION

The proposed development is considered to be acceptable in terms of its design, character and appearance, and would not result in any unacceptable harm to the amenities of neighbouring occupiers.

Furthermore, the proposal would not result in any unacceptable impacts in respect of heritage assets, residential amenity, landscape character or any other material planning consideration.

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

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.
