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Key Issues The principle of development and whether the proposal 
would be sustainable form of development having regard 
to the 3 dimensions of sustainable development in terms 
of its economic role, social role and environmental role.  

Web link to application https://plan.worcester.gov.uk/Planning/Display/19/00957/FUL

Recommendation The Deputy Director of Economic Development and 
Planning recommends that the Planning Committee 
grant planning permission, subject to the 
conditions set out in section 9 of this report.

1. Background

1.1 The application was registered on 23 January 2020 and is due for a decision on 19 
March 2020. 

1.2 The application has been referred to the Planning Committee at the request of 
Councillor Steve Mackay on the grounds of ‘significant local objection’. 

2.       The site and surrounding area 

2.1 The proposals relate to an existing barn conversion known as ‘Steel Barn’ that is 
located adjacent to former converted farm buildings adjacent to the southern boundary 
of the site at Middle Battenhall Farm that comprise several Grade II listed buildings 
that include the farmhouse, cowshed, stable and barn. These are identified as 
seventeenth century with later additions, but recent architectural survey of the 
farmhouse has revealed structural elements of a ‘very fine’ fifteenth century building at 
its core. They have now been converted to residential use and comprise The Court 
House, The Farm House, The Stables, The Granary, The Barn House, The Coach House 
and The Moat House. To the north of the site the land is in agricultural use and access 
for farm vehicles was formerly taken through the site. However, Steel Barn is not tied 
or linked to the agricultural land in planning terms. 

2.2 Access to Steel Barn is provided from Battenhall Rise with pedestrian access from Red 
Hill Lane to the north. Both routes comprise Restricted Byways (WR-925 and WR-929 
respectively) that converge adjacent to the site from which point they connect with a 

https://plan.worcester.gov.uk/Search/Results


wider network of public footpaths (WR-926, WR-927, WR-928 and SG-535) that lead 
to/from different points along Whittington Road.  

Figure 1. site location plan

2.3 The site is within an area designated as Green Space within the South Worcestershire 
Development Plan and is within an Archaeological Sensitive Area that encompasses the 
adjacent Scheduled Monument of the moated monastic grange and fishpond complex 
at Middle Battenhall Farm (SM no. 31945) to the south of the application site. An oil 
pipeline traverses adjacent to the north-west boundary of the site as shown on figure 3 
below.
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Figure 2- constraints plan

3.    The proposals

3.1 An application for Prior Approval under Part 3 Class Q- agricultural buildings to dwelling 
houses - of The Town and Country Planning (General Permitted Development) 
(England) Order 2015 authorised conversion of the former agricultural building to 
residential use. The application included a site location plan to define the extent of the 
site as shown outlined in red in figure 3 below.

Oil pipeline

Red line = public right of way

Listed buildings



Figure 3. Plan showing increased curtilage

3.2 On this basis, the application was assessed with the extent of the residential curtilage 
relating to the application site defined accordingly.  The red outline is the approved 
curtilage. The areas of blue are the proposed extended curtilage, to the front and 
either side of the occupied dwelling house. The approved scheme restricted all 
permitted development rights, including extensions, outbuildings and alterations. The 
scheme was implemented. 

3.3 Following extensive enforcement investigations it has been established that the 
curtilage of the site has been extended beyond what was permitted, together with 
engineering operations to create a hardstanding on part of the extended curtilage, 
erection of boundary fencing which extends beyond the approved residential curtilage 
around the area shown in blue in the above plan and a storage unit placed on site. In 
order to regularise these matters, the current application has been submitted. 

3.4 The total area defined by the red line shown in figure 3 is 581 sq.m. minus the floor 
area of the converted barn (295 sq.m) which makes the amenity space (including the 
car parking and side access areas) 286 sq.m. The total of all 3 areas of increased 
curtilage (in blue in figure 3) amounts to 355 sq.m. bringing the overall total of 
amenity space to just under 650 sq.m.

3.5 The application also seeks to regularise the ship lap oak fencing that has been erected 
around the edge of the site adjacent to public right of way, the existing area of 
hardstanding that is enclosed and the retention of the existing storage unit. Planning 
permission is also sought for the installation of photovoltaic panels on the rear roof. 

3.6 The application is accompanied by a full set of plans together with a suite of supporting    
documents that include:

 location plan
 site location plan
 location plan (promap)
 Scott Plan Barn 2020.pdf
 P17.972.11proposed elevations



 P17.972.12proposed sections
 P17.972.15 proposed site plan
 Vision splay.png
 Fencing Plan Visibility Barn.pdf
 solar panel information
 curtilage details
 gate details
 planting details
 panel fencing
 photo
 photos
 justification for the siting, height and type of fencing chosen

3.7 In accordance with Article 15 (7) of The Town and Country Planning (Development 
Management Procedure) (England) Order 2015 (as amended), full details of the 
application have been published on the Council’s website. As such, Members will have 
had the opportunity to review the submitted plans and documents in order to 
familiarise themselves with the proposals prior to consideration and determination of 
the application accordingly.

4. Planning Policy 

4.1 The Town and Country Planning Act 1990 (‘the Act’) establishes the legislative 
framework for consideration of this application. Section 70(2) of the Act requires the 
decision-maker in determining planning applications/appeals to have regard to the 
Development Plan, insofar as it is material to the application/appeal, and to any other 
material consideration. Where the Development Plan is material to the development 
proposal it must therefore be taken into account.  Section 38(6) of the Planning and 
Compulsory Purchase Act 2004 requires the application/appeal to be determined in 
accordance with the Plan, unless material considerations indicate otherwise.

4.2 The key legal provisions relating to the consideration of heritage assets in the planning 
system are s72 (1) and s66 (1) of the Planning Listed Buildings and Conservation Areas 
Act 1990 which state that “special attention shall be paid to the desirability of 
preserving or enhancing the character or appearance of that area” and “have special 
regard to the desirability of preserving the building or its setting or any features of 
special architectural or historic interest which it possesses”.

4.3 The Development Plan for Worcester now comprises:

 The South Worcestershire Development Plan (SWDP) which was adopted February 
2016, and;

 The Worcestershire Waste Core Strategy, which was adopted on December 2012. 

South Worcestershire Development Plan

4.4   The following policies of the SWDP are considered to be relevant to the proposal:

SWDP 1 Overarching Sustainable Development Principles
SWDP 4 Moving Around South Worcestershire
SWDP 6 Historic Environment
SWDP 5 Green Infrastructure
SWDP 7 Infrastructure
SWDP 8 Providing the Right Land and Buildings for Jobs
SWDP 10 Protection and Promotion of Centres and Local Shops
SWDP 21 Design
SWDP22 Biodiversity and Geodiversity



SWDP 24 Management of the Historic Environment
SWDP25 Landscape Character
SWDP 27 Renewable and Low Carbon Energy
SWDP 29 Sustainable Drainage Systems
SWDP 30 Water Resources, Efficiency and Treatment
SWDP 31 Pollution and Land Instability
SWDP33 Waste
SWDP 38 Green Space

The Waste Core Strategy for Worcestershire - Adopted Waste Local Plan 2012-
2027 

4.5 The Waste Local Plan was adopted by Worcestershire County Council on 15 November 
2012 and is a plan outlining how to manage all the waste produced in Worcestershire 
up to 2027. The following policies are relevant to this application: 

WCS1   (Presumption in favour of sustainable development) 
WCS3   (Re-use and recycle)
WCS17 (Making provision for waste in new development)

Material Considerations

1. National Planning Policy Framework

4.6 The latest version of the National Planning Policy Framework (NPPF) was published and 
came into effect in February 2019. The NPPF sets out the Government's planning 
policies for England and how these are expected to be applied. It constitutes guidance 
for local planning authorities and decision takers and is a material planning 
consideration in determining planning applications. 

4.7 The NPPF outlines a series of considerations against which delivering sustainable 
development should be assessed. The Government believes that sustainable 
development can play three critical roles in England: an economic role, contributing to 
a strong, responsive, competitive economy; a social role, supporting vibrant and 
healthy communities; and an environmental role, protecting and enhancing our 
natural, built and historic environment.

4.8 Paragraph 38 of the NPPF encourages Local Planning Authorities to approach decision 
taking in a positive way and to foster the delivery of sustainable development. Local 
Planning Authorities are advised to approach decisions on proposed development in a 
positive and creative way. They should use the full range of planning tools available, 
including brownfield registers and permission in principle, and work proactively with 
applicants to secure developments that will improve the economic, social and 
environmental conditions of the area. Decision-makers at every level should seek to 
approve applications for sustainable development where possible.

4.9 Paragraph 200 of the NPPF states that “Local Authorities are called to look for 
opportunities for new development within conservation areas and the setting of 
heritage assets to enhance or better reveal their significance” and that “Permission 
should be refused for development of poor design that fails to take the opportunities 
available for improving the character and quality of an area” (paragraph 130). This is 
further reflected in South Worcestershire Development Plan policies SWDP 6 and SWDP 
24, which seek to protect and enhance designated and non-designated heritage assets 
and guide against development that would cause substantial harm to the significance of 
any heritage asset, and policy SWDP 21 which sets generic design principles for 
development proposals. 



Policy SWDP 21 requires that all development will be expected to be of a high design 
quality and integrate effectively with its surroundings and that development proposal 
must complement the character of the area. Furthermore, proposals should respond to 
surrounding buildings and the distinctive features or qualities that contribute to the 
visual and heritage interest of the townscape, frontages, streets and landscape quality 
of the local area and states that the scale, height and massing of development must be 
appropriate to the setting of the site and the surrounding landscape character and 
townscape, including existing urban grain and density.

3. Supplementary Planning Documents

4.10 The following Supplementary Planning Documents (SPD) are relevant to the application 
proposals:-

 South Worcestershire Design SPD

The South Worcestershire Design SPD was adopted on 5th March 2018 and replaces the 
previous Supplementary Planning Guidance Note 3: Design (SPG3). Both documents 
encourage high standards of design for development proposals in accordance with the 
aims and interests that the NPPF seeks to protect and promote in this regard. The 
Design Quality SPD is consistent with the planning policies in the SWDP. 

 Renewable and Low Carbon Energy SPD

The SPD relates to policy SWDP 27 of the South Worcestershire Development Plan, 
which seeks to promote a percentage of energy requirements on qualifying 
development sites to be provided from renewable energy and/or low carbon sources. 
The policy also requires large scale development to examine the potential for 
decentralised energy and heating networks, and also sets out the policy approach for 
stand alone renewable and low carbon energy schemes (with the exception of wind 
turbines).

4. Worcestershire’s Local Transport Plan (LTP4) 2018 – 2030

4.11 LTP4 set out issues and priorities for investment in transport infrastructure, technology 
and services, focussed on supporting travel by all modes. In accordance with national 
and local objectives, a series of local transport-specific objectives are identified in the 
LTP4:

 “To support Worcestershire’s economic competitiveness and growth through 
delivering a safe, reliable and efficient transport network.

 To limit the impacts of transport in Worcestershire on the local environment, by 
supporting enhancements to the natural environment and biodiversity, investing in 
transport infrastructure to reduce flood risk and other environmental damage, and 
reducing transport-related emissions of nitrogen dioxide, particulate matter, 
greenhouse gases and noise pollution. This will support delivery of the desired 
outcomes of tackling climate change and reducing the impacts of transport on 
public health.

 To contribute towards better safety, security, health and longer life expectancy in 
Worcestershire, by reducing the risk of death, injury or illness arising from 
transport and promoting healthy modes of travel.

 To optimise equality of opportunity for all of Worcestershire’s citizens with the 
desired outcome of creating a fairer society.

 To enhance the quality of life for Worcestershire’s residents by promoting a 
healthy, natural environment, for people, wildlife and habitats, conserving our 
historic built environment and preserving our heritage assets."



5. Worcestershire County Council Streetscape Design Guide (2018)

4.12 The ‘Streetscape Design Guide' (SDG) was produced to aid architects, engineers, 
planners, developers, designers and other professionals in preparing transport 
infrastructure related to new developments. It is to be considered in conjunction with 
Manual for Streets 1 and 2, as well as the Design Manual for Roads and Bridges.

4.13 Chapter 4 relates to ‘Planning for Parking’ and seeks to provide an approach as to how 
car parking in Worcestershire should be provided to support development in a manner 
which embraces the NPPF. It is considered that if the applicant is the end user that 
they are well placed to assess operational demands but all sites must be considered 
against a planning use class to ensure they equally address the needs of future users. 
Therefore applications should provide a suitable evidence base to ensure vehicles are 
not displaced onto the highway to ensure highway safety is not compromised and 
maintain the free flow of traffic to the benefit of the local economy. This document only 
reflects a small part of managing vehicle demands and therefore should be read 
alongside the Local Transport Plan (above) which contains policies to promote 
sustainable travel through the provision of physical infrastructure and travel planning 
initiatives.

5 Planning History

5.1 The site has been the subject of the following planning applications:

P13B0632 - Outline planning application for the construction for up to 200 dwellings, 
open space, new vehicular junction and access and associated infrastructure. Appeal 
for non-determination Aug 20 2015 appeal subsequently withdrawn – Please note this 
relates to the curtilage around Steel Barn but not the barn.
 
PRA17L14 - Proposed change of use of an agricultural building and associated 
curtilage to a dwelling house.  Prior approval granted May 18 2018

P18B0548 - Removal of hedgerow, Middle Battenhall Farm. Permission for removal of 
hedge 2 on the eastern side of Red Hill Lane refused 21st March 2019.

6.   Consultations

6.1 Formal consultation, including display of site notices, has been undertaken in respect of 
the application. The following comments from statutory and non-statutory consultees 
and interested third parties have been received in relation to the original and amended 
proposals and are summarised as follows:

Neighbours and other third party comments Objections have been received from 
the occupants of The Stables, Middle Battenhall Farm and The Farm House, Middle 
Battenhall Farm on grounds relating to the following matters:

 Solar panels would be an unsightly, unnecessary, inappropriate and incongruous 
addition to Steel Barn to the detriment of its surroundings and would spoil the 
landscape. 

Worcester City Council Archaeological Officer: The elements of this application 
which involve groundworks are retrospective, with only the solar panels to be 
implemented. There is no indication from previous archaeological work in the area that 
remains associated with the nationally important scheduled monument to the south 



and east may have extended into the area where groundworks have already taken 
place. Groundworks have in any case been limited in extent and likely impact. I do not 
consider it appropriate or expedient to attach any conditions in this regard.

Highway Authority (following amendment to improve visibility exiting from the site): 
No objection.  

Fisher German (who act in relation to the Oil Pipeline which is in close proximity to 
the curtilage of the dwellinghouse (See figure 3).) Comment to be forthcoming after 
site inspection. This will be reported to members verbally or by way of a late paper 
depending upon date of receipt. 

6.2 Members have been given the opportunity to read all representations that have been 
received in full. At the time of writing this report no other consultation responses have 
been received. Any additional responses received will be reported to members verbally 
or in the form of a late paper, subject to the date of receipt. 

6.3 In assessing the proposal due regard has been given to local residents comments as 
material planning considerations. Nevertheless, I am also mindful that decisions should 
not be made solely on the basis of the number of representations, whether they are for 
or against a proposal. The Localism Act has not changed this, nor has it changed the 
advice that local opposition or support for a proposal is not in itself a ground for 
refusing or granting planning permission unless it is founded on valid planning reasons.

7. Comments of Deputy Director - Economic Development and Planning

7.1 Policy SWDP1 of the South Worcestershire Development Plan sets out overarching 
sustainable development principles and these are consistent with the Framework. The 
various impacts of the development have to be assessed and the benefit and adverse 
impacts considered, establishing whether what is proposed is sustainable development. 
Taking the above matters into account I consider the main issues raised by the 
proposal relate to the principle of development and whether the development would be 
sustainable, having regard to the 3 dimensions of sustainability set out in the 
Framework: economic, social and environmental, in particular with regard to:

1.  The economic role;

2.  The social role:
     - residential amenity for occupiers and neighbours 

3.  The environmental role:
     - design and appearance;
     - impact on heritage assets;
     - access and highway safety;
     - energy conservation.

7.2 These issues will now each be considered in turn. 

The Principle of Development

7.3 In terms of the principle of the development, Prior Approval for the conversion has 
been granted under the provisions of The Town and country Planning (General 
Permitted Development) (Amendment and consequential Provisions)(England) Order 
2105, Schedule 2, Part 3, class Q. 



7.4 The Town and country Planning (General Permitted Development) (Amendment and 
consequential Provisions) (England) Order 2105, Schedule 2, Part 3, class Q requires 
the Local Planning Authority to consider the following in the determination of a prior 
approval notification: 

1. Whether or not the proposal constitutes permitted development, and; 
2. If the development does not constitute permitted development, whether it complies 
with the conditions set out in the order. 

Class Q defines permitted development consisting of:

a) a change of use of a building and any land within its curtilage from a use as an 
agricultural building to a use falling within Class C3 (dwelling houses) of the 
Schedule to the Use Classes Order, and;

b) building operations reasonably necessary to convert the building referred to in 
paragraph (a) to a use falling within Class C3 (dwelling houses) of that Schedule.

7.5 The Local Planning Authority must firstly consider whether the proposal constitutes 
permitted development, as set out in Paragraph Q.1 of the Order. Thereafter, part 
Q.2 of the order states -

Q.2-(1) where the development proposed is development under Class Q(a) together 
with development under Class Q(b), development is permitted subject to the condition 
that before beginning the development, the developer must apply to the local planning 
authority for a determination as to whether the prior approval of the authority will be 
required as to: 

a) transport and highways impacts of the development,
b) noise impacts of the development,
c) contamination risks on the site,
d) (d)flooding risks on the site,
e) whether the location or siting of the building makes it otherwise impractical or 

undesirable for the building to change from agricultural use to a use falling within 
Class C3 (dwellinghouses) of the Schedule to the Use Classes Order, and

f) the design or external appearance of the building,

7.6 On all of these grounds the proposal was considered acceptable and as such the Local 
Planning Authority issued their decision to grant Prior Approval. As part of this 
assessment Parliament has decreed that issues of amenity, landscape value and impact 
on heritage assets are not amongst the considerations to be taken into account as part 
of the Prior Approval process. 

7.7 In terms of this application, the principle of conversion has already been established. 
Nevertheless, where new development is introduced, it is important to evaluate 
whether the proposals would represent a sustainable form of development.

 Sustainable Development 

1. The economic role

7.8 As set out in figure 1 above, the site was formerly used for agricultural purposes and is 
now in separate ownership. Whilst there may be some loss of economic activity derived 
from the loss of land available for agricultural purposes, nevertheless it is no longer in 
the same ownership and therefore not available for continued agricultural use without 
agreement between the land owners.



7.9 During the conversion itself, construction jobs would have been generated for the 
construction period of the project, together with some on-going opportunities for the 
provision of goods and services, and there is an on-going contribution to the local 
economy from the occupation of Steel Barn as a family home. On balance, I consider 
that in overall terms the proposal has a neutral impact in economic terms.

2. The social role                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  

7.10 The NPPF states that the planning system needs to perform a number of roles, 
including a social role in supporting strong, vibrant and healthy communities, by 
providing a supply of housing required to meet the needs of present and future 
generations. The key aim is to ensure that development meets the requirements of 
society to grow and thrive. As a consequence, the provision of family accommodation 
has important social roles which weigh in favour of granting planning permission. 
However, one must also consider the impact of the development on nearby residents 
as well as the current occupants of the site. 

Residential amenity for occupiers and neighbours

7.11 Policy SWDP 21 requires amongst other matters that new development should provide 
an adequate level of privacy, outlook, sunlight and daylight, and should not be unduly 
overbearing. This is consistent with paragraph 128 of the NPPF that has one of its core 
principles planning should always seek to secure high quality design and a good 
standard of amenity for all existing and future occupants of land and buildings. 
Similarly, pertinent advice is also contained in the South Worcestershire Design Guide 
SPD (SWDG SPD), which was adopted by the City Council on 6th March 2018. 

7.12 Apart from the photovoltaic panels, the development is in situ and as such the impact 
of the development can be both understood and assessed. The neighbouring residents 
have concerns regarding the photovoltaic panels, but have not expressed 
dissatisfaction with the fencing, storage container or hardstanding contained within the 
application site. In my opinion, these aspects of the application are acceptable for the 
reasons set out in the following sections below.

3. The environmental role

Design and appearance 

7.13 Whilst the conversion of the barn has been completed and the unit is occupied, 
nevertheless the enlargement of the curtilage, impact of the fencing that has been 
erected, formation of the area of hardstanding within the extended curtilage adjacent 
to western boundary of the site, the siting of the storage unit and proposed 
photovoltaic panels requires consideration.

7.14 Within the justification for the siting, height and type of fencing the applicant describes 
instances of anti-social behaviour including assault, damage and theft, which have 
affected their perception of security on the site, resulting in the need to install CCTV, 
home alarm and panic buttons. The applicant advises it was as a result of guidance 
from police that a fence was erected to secure the boundary. 

7.15 Policy SWDP 21 in section XIV sets out the importance of creating a safe and secure 
environment. It states: 

‘Opportunities for creating a safe and secure environment and providing surveillance 
should be included, principally through the layout and positioning of buildings, spaces 
and uses, where appropriate, development should incorporate measures for crime 
reduction that are consistent with Secured by Design guides.’



7.16 The fencing clearly has a discernible visual impact when viewed on approach in short 
and long range views by reason of its height (1.8 metres) and closeboard finish and in 
comparison with the lower post and rail fencing to the adjacent properties to the south. 

Figure 4. photograph of site towards front elevation

7.17 Although the fence is beginning to colour down to a more grey/silver colour that will 
become less visually intrusive over time, nevertheless it would still be apparent. In 
order to mitigate this impact, mixed native hedging plants have been planted in front 
of the fencing which has yet to be established but in time will grow to the full height of 
the fencing and obscure it to provide a more natural boundary treatment. 

7.18 Discussions have been had with the applicant regarding the additional alternative 
planting such as laurel, which is fast growing, to soften the appearance more swiftly. 
However, this is not typical of hedge planting in the local area. As such, it is proposed 
to make provision for more mature native hedge planting . This additional planting will 
ensure that a native and established hedgerow is maintained in line with guidance in 
policy SWDP 25.

7.19 Furthermore, as a result of the Highway Authority seeking amended plans the gate 
area shown above will be altered to be splayed to improve visibility (see figure 6). The 
existing fence and gate will be required to be moved back and a lower height on the 
area to the right of the picture to allow for better visibility. 

7.20 Figure 5 below shows the ownership of the site with the areas demarked as follows: the 
red outline reflect the original curtilage; the blue the area applied for a residential 
curtilage in the application, and; the green area is a fallow area, beyond the residential 
curtilage but under the same ownership as Steel Barn. The northern boundary of the 
site would remain as permitted and would be set back and screened behind an 
extensive area of tree planting in which over 400 trees have been planted to form a 
paddock/orchard to act as a buffer between the residential use and agricultural 
activities (area in green in figure 5 below).



Figure 5 - plan of ownership 

7.21 With regard to the parking area within the extended curtilage to the west of the site 
the applicant contends that the area has not been raised and has always been level 
with the farm tracks adjacent with a 'step' to the field that has now been stabilised with 
sleepers. The formation of this area has previously attracted objections in respect of 
application P18B0548 on the grounds that it has prevented access to the agricultural 
field to the north by farm vehicles that now access the field through a gap created in 
the hedge further up the adjacent byeway. Whilst this still remains the case, the field is 
in separate ownership to Steel Barn. Although the parking area is visible through the 
gate opening, I do not consider that it has an unacceptable degree of harm in visual 
terms, form or function.

7.22 With regard to the overall increase in the curtilage of the site, I consider that this is 
commensurate with the size and layout of Steel Barn and is not inappropriate in this 
regard.

7.23 Within the extended area of curtilage to the east of Steel Barn there is a dark grey 2.5 
m x 6 m metal storage container which is visible from the public footpath above the 
height of the boundary treatment. This has been sited for approximately 5.5 metres 
away from the eastern elevation of Steel Barn and is used for storage purposes akin to 
a domestic shed. Whilst it is a large structure, nevertheless I do not consider that it 
appears incongruous in its setting adjacent to the converted barn by reason of its siting 
and colour finish.

Heritage Assets

7.24 The wider area of Middle Battenhall Farm has significant historical interest and in the 
immediate setting of the site are a collection of listed former farm buildings. The site 
itself is within an Archaeological Sensitive Area that encompasses the adjacent 
Scheduled Monument of the moated monastic grange and fishpond complex at Middle 
Battenhall Farm (SM no. 31945) to the south of the application site.

7.25 The proposals should be considered against Policies SWDP 6 and SWDP 24 which seek 
to protect and enhance designated and non-designated heritage assets and guide 
against development that would cause substantial harm to the significance of any 
heritage asset. Policy SWDP 6 states that “Development proposals should conserve and 
enhance heritage assets, including assets of potential archaeological interest” and 
“Development proposals will be supported where they conserve and enhance the 
significance of heritage assets, including their setting”.

Orchard area

Proposed additional 
curtilage



7.26  This is consistent with the NPPF in that they seek to protect and enhance designated 
and non-designated heritage assets and guide against development that would cause 
substantial harm to the significance of any heritage asset. In accordance with the 
NPPF great weight must be given to the conservation of designated heritage assets 
and in accordance with s66 of the Planning Listed Building and Conservation Areas Act 
1990, special regard is to be had to the desirability of preserving listed buildings or 
their settings. 

7.27   There is a substantial amount of planning case law regarding how a decision taker 
must address the issue of harm to heritage assets, such as listed buildings. 
Essentially, this makes it is clear that the decision maker is required to give 
considerable importance and weight to the desirability of avoiding harm to the 
heritage asset. There is accordingly a strong presumption, imposed by the Planning 
Listed Buildings and Conservation Areas Act 1990, against harmful development. This 
is the case whether the harm is ‘substantial’ or is ‘less than substantial’. There is no 
specific test in the NPPF of what differentiates substantial harm from other harm for 
the purposes of national policy. Whilst the judgments are not prescriptive as to where 
the threshold between ‘substantial’ and ‘less than substantial’ lies, nevertheless case 
law has been established that for harm to be substantial, the impact on significance is 
required to be serious such that very much, if not all, of the significance of the asset 
is eroded, for example by complete demolition.

7.28 In my opinion, the proposals would have an impact on the setting of the adjacent 
Grade II listed buildings and, albeit to a lesser extent, the adjacent Scheduled 
Monument, particularly the boundary fencing and siting of the storage container due 
to their inter-visibility and visual experience of these assets in short and longer range 
views. However, in comparison with the former condition of the agricultural building 
and appearance of the site, I consider that the proposals would have less than 
substantial harm in respect of the impact on the setting of the adjacent assets. In my 
opinion, this limited harm is outweighed by the public benefits of the proposals, 
namely the reduction in actual and the potential for anti-social behaviour following 
conversion and occupation of the barn and security of the site.

7.29 In terms of the effect on below ground deposits, the scheme has no direct 
archaeological implications, as reflected in the Archaeological Officer’s comments. 

7.30   In summarising the likely effects of the proposal on heritage assets and having full 
regard to the policies in the development plan and national guidance it is assessed 
that the proposed development would have less than substantial harm to the 
significance of the designated heritage assets. Paragraph 196 of the NPPF requires a 
balancing exercise to be undertaken between the “less than substantial harm” to the 
designated heritage asset on the one hand, and the public benefits of the proposal on 
the other. Taking this into account,  I am of the opinion that the impact on the 
designated heritage assets would be insufficient for the application to be refused.

Access and highway safety

7.31   The Highway Authority requested alternative details of the gated entrance to ensure 
there is adequate visibility for safety purposes. This has been agreed as acceptable. 

7.32   As the application is retrospective it will be conditioned that these changes are 
implemented within a month as the access is being used in relation to a well used 
public right of way and as such it is considered necessary to apply this strict time 
control. 

7.33 In all other respects, the Highway Authority considers that the proposals are 
acceptable in access and highway safety terms. 



Figure 6. Amended vehicluar entrance details

Energy conservation

7.34 Policy SWDP 27 (Incorporating Renewable and Low Carbon Energy into New 
Development) seeks to reduce carbon emissions and secure sustainable energy 
solutions in all new development over 100 sq. metres gross or one or more dwellings. 
This should be achieved by incorporating energy generation from renewables or low 
carbon sources equivalent to at least 10% of predicted energy requirements, unless it 
has been demonstrated that this would make the development unviable. 

7.35 The comments made by neighbours relate solely to the visual impact of three proposed 
photovoltaic panels on the roof. There is a careful balance required between visual 
impact of sustainable features on buildings and interrupting the historic quality of an 
area. I am also mindful that the council face a shared responsibility to reduce the city’s 
carbon footprint. 

7.36 Therefore, given the utilitarian aesthetic and modern appearance of the former barn, I 
consider the installation of the proposed panels would be acceptable, subject to a 
condition that the panel frames will be coloured  black to soften the visual appearance. 

7.37 The proposed solar panels would be sited on the northern roof plane which would 
receive the least amount of natural daylight. Whilst this is may not be the optimum 
position to maximise the benefit of the panels, nevertheless it would minimise their 
visual impact and would still enable some energy to be produced and thus would be of 
some benefit to the applicants. Diffuse sunlight will be the same for both the south- 
and north-facing arrays. There are basically two components of sunlight: the direct 
beam from the sun (called “direct”), and the glow of the blue sky (called “diffuse”). 
So while equator-facing modules do better with the direct light from the sun, they 
both receive similar amounts of diffuse light, which typically accounts for about 30% 
of the array’s energy.

8. Conclusion and planning balance

8.1 Whilst the assessment is not an exhaustive list of all policies that are potentially 
applicable to this site, it seeks to address how the proposals respond to the key 
planning criteria in the planning policy framework against which the planning 
application will be determined.



8.2 In my opinion, the proposal would have a neutral economic impact. With regard to the 
social, it is assessed that the proposals would not have an unacceptable impact on 
neighbouring residents’ amenities and would provide the applicants with a degree of 
security and protection from reported instances of anti-social behaviour. 

8.3 In relation to the environmental role, the proposals are not adjudged to have an 
unacceptable impact in terms of design, siting or appearance, subject to further 
mitigation as identified and the impact on designated heritage assets would be 
insufficient for the application to be refused. With regard to access and highway safety 
the proposals would be acceptable, subject to the amendments to the access 
arrangements to improve visibility. There is also a positive element to the photovoltaic 
panels in terms of potential energy generation on site. 

8.4 In respect of potential adverse impacts, the proposal has generated two neighbour 
objections to the visual impact of the photovoltaic panels. These are significant 
concerns which are to be given appropriate weighting in the determination of this 
application. However, I consider that the inclusion of a method of providing the 
dwelling with renewable energy is a significant factor in the assessment of the merit of 
this element of the proposals. I am mindful that should the dwelling have had the 
benefit of planning permission we would have sought this type of technology to be 
included in the scheme to make it permissible and compliant with the minimum 
standards of development set out in the SWDP. Therefore, given their siting on the 
norther roof slope, the visual impact is limited to the extent that it would not generate 
an unacceptable degree of harm.  

8.5 On balance, I am of the opinion that the submitted scheme has indicated sufficient 
detail to warrant approval, especially as majority of the submitted scheme can be seen 
in situ. The desire to safeguard the security of the site is understandable and forms 
part of the wider aspects of conversion to a dwellinghouse and the development is in 
keeping in terms of scale and nature with these aspirations. 

8.6 I acknowledge all comments received as part of the consultation process and consider 
all material planning issues have been considered in the determination of this 
application. Having regard to the totality of the policies in the Framework, I consider 
that the proposed development is sustainable when looking at its social, economic and 
environmental credentials in the round. The adverse impacts of the development 
(taking into account the considerable importance and weight to be given to the less 
than substantial harm to the significance of the heritage assets) do not significantly 
and demonstrably outweigh the benefits.  Overall it is considered that the proposals 
constitute an environmentally, socially and economically sustainable form of 
development that accords with the Framework and the Development Plan as a whole.

9. Recommended conditions

9.1 In the event that members resolve to grant planning permission the following 
conditions are recommended:

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission.

Reason: To conform with the requirements of Section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.

2. The development hereby permitted shall be carried out and completed in 
accordance with the following approved plans and associated documents and the 
specifications and recommendations contained therein, except where otherwise 



stipulated by conditions attached to this permission

curtilage details
P17.972.15proposed site plan
location plan
gate details
photos
P17.972.11proposed elevations
P17.972.12proposed sections
solar panel information
location plan (promap)
planting details
panel fencing
photo
site location plan
Vision splay.png
Scott Plan Barn 2020.pdf
Fencing Plan Visibility Barn.pdf
Justification for the siting, height and type of fencing chosen

Reason: To ensure compliance with the approved scheme.

3. The agreed amended access changes as shown on Fencing Plan Visibility Barn.pdf  
must be implemented within 1 calendar month of the date of this permission and 
shall be maintained as such thereafter. 

Reason: To ensure highway safety is maintained.

4. Supplemental native hedging shall be planted to the southern and western 
boundaries of the site and in areas where gaps occur in accordance with details, 
including the number, specification and maturity of the plants, to be submitted to 
and approved in writing by the Local Planning Authority. All hedge planting shall 
be undertaken in the first planting season following approval of the development 
and shall be retained to maturity to provide a full hedgerow in front of installed 
fencing and shall be retained as such thereafter. 

Reason: To ensure the satisfactory appearance of the completed development in 
accordance with policies SWDP 21 and SWDP 25 of the South Worcestershire 
Development Plan and the aims and interests that the National Planning Policy 
Framework seeks to protect and promote.

5
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All planting shall be watered as necessary and competitive weed growth 
controlled to ensure successful establishment.  Any plants that die, or are 
removed; or become seriously damaged or diseased within a period of five years 
from the completion of the planting, shall be replaced in the next planting season 
with others of similar size and species.  

Reason: To ensure the satisfactory appearance of the completed development in 
accordance with policies SWDP 21 and SWDP 25 of the South Worcestershire 
Development Plan and the aims and interests that the National Planning Policy 
Framework seeks to protect and promote. 

Prior to installation details of photovoltaic panels must be submitted to and 
agreed by the Local Planning Authority. Details are to include:



 colour of frame;

 details of the siting of panels;

 amount of energy generated given site circumstances and orientation.

The development shall not be undertaken other than in accordance with such 
approved details and shall be maintained as such thereafter.

Reason: To ensure the satisfactory appearance of the completed development in 
accordance with policies SWDP 21 and SWDP 27 of the South Worcestershire 
Development Plan and the aims and interests that the National Planning Policy 
Framework seeks to protect and promote.


