APPLICATION NO: 3/2005/0054/P
(GRID REF: SD 6726 4546)

PROPOSED NEW ACCESS AND FARMYARD AND BUILDINGS.  ALTERATIONS TO CURRENT ACCESS AND ADDITIONAL LANDSCAPING, BOUNDARY WALLS AND WIND TURBINE AT COW ARK FARM, COW ARK ROAD, NEWTON

	PARISH COUNCIL (BOWLAND FOREST LOWER:
	Opposes the development on the grounds that:

	
	1.
	The development will be too prominent and out of proportion for the site.



	
	2.
	The amount and quality of the land the size of the development it was felt is just not viable.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection in principle to the new access, but requires removal of existing access adjacent to Cow Ark Bridge.

Sightlines are inadequate, 1.8m walls adjacent to the highway aggravate this and reduce clearance for passing traffic.  New access would need to be 6m wide with 10m radii, and have a sealed surface within 10m of the carriageway.  Recommends refusal in the interests of highway safety.



	ENVIRONMENT

DIRECTORATE

(ARCHAEOLOGY):


	Consider no archaeological response necessary.

	PROPERTY SERVICES:
	The proposal has been assessed against guidance in PPS7 annex E, using the criteria for permitted agricultural buildings.  



	
	1.
	Development reasonably necessary for purposes of agriculture on the unit.

Current stock levels are very low on this new enterprise, and the assessment of eventual needs has been carried out, based on the applicant’s expressed intentions.  This estimates a need for 350m2 of buildings as opposed to the 580m2 proposed.  Advises that undercover area should not exceed 400m2, and that it may take some time for a building of that scale to be needed.



	
	2.
	Design of building appropriate for the intended use.

Uncertain of husbandry issues arising from the unusual form of construction proposed, ie grass roof and sleeper and earth walls, but suggests roof lights and open sided design would be more appropriate, providing increased ventilation and flexibility of use/ease of access.



	
	3.
	Siting distance from the farmhouse acceptable, and new access proposed provides for access.



	
	Summary:  “In summary, the applicant is a new starter to farming, and currently has a limited number of livestock, which could probably be described as hobby farming.  Over time, the applicant intends to gradually increase the number of livestock kept and will farm organically, hopefully being able to sell organic meat to a niche market.  I recognise the fact that the farm currently has no buildings and accept that a building is needed for livestock and storage.  However, as explained above, I consider the proposed scale of development to be excessive, which is currently exaggerated due to the limited number of stock kept on the farm.

The design of the buildings is untypical of modern farm buildings, and incorporates a grass roof and part rammed earth walls.  I am uncertain of any husbandry effects this construction may have, but feel that the natural light and ventilation of the proposed buildings needs to be improved.  I feel that the proposed siting of the buildings is reasonable.”



	TROUGH OF BOWLAND AONB OFFICER:
	Considers the layout and design of the buildings and of the materials proposed, in keeping with the character of the area.  Welcomes the renewal/extension of the roadside walling, and the extension of Hagg Clough Wood – which is a biological heritage site.  Observes that retention of the existing line of the field boundary, and layout of the buildings within one of the existing fields would be preferred, and that the need for a second access is not clear and limited details of new access treatment are provided.



	ENVIRONMENT AGENCY:
	No objections in principle, subject to control of pollution and land drainage requirements being met.

	
	
	

	NEARBY RESIDENTS:
	Objections received.  



	
	1.
	Concerns about the absence of details of drainage and effluence disposal.  Any pollution would affect the stream which currently hosts salmon and sea trout.



	
	2.
	Scale and siting of buildings, despite the materials and design, will result in obtrusive feature with considerable visual impact on the Area of Outstanding Natural Beauty from different viewpoints.


Proposal

This application relates to land associated with Cow Ark Farm, which currently does not have a range of farm buildings.

The applicant proposes to farm the holding, with his intention being to run the unit as a mixed cattle and sheep farm in accord with organic guidelines to provide for a niche market.  To help achieve this, two substantial farm buildings are proposed to the north of the farm, one 12.6m x 27.6m and the other 12.6m x 22.8m.  These buildings face a new yard and are served by a new access, with power provided by a new 8.5m high wind turbine further north of the highest part of the site.

The fields to be used by the stock are on the opposite side of Cow Ark Brook, and to provide access a new road is proposed to link the buildings and those fields, via a new bridge.  As part of this, amended access arrangements are proposed next to Cow Ark Bridge, replacing the current farmhouse access and the ford.  

Site Location

Cow Ark Farm is to the north west of Cow Ark Bridge, from where the revised access, bridge and the farm buildings will all be seen, located between the Grade II listed farmhouse to the west and the Grade II listed lime kiln to the east.  

Relevant History

None.

Relevant Policies

Policy SPG - Agricultural Buildings and Roads.

Policy ENV19 - Listed Buildings.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G1 - Development Control.

Environmental, Human Rights and Other Issues

The proposal arises from the applicant’s wish to farm this unit, and in principle the policy issues are set out in the Council’s SPG on agricultural buildings and road.  Where the proposal is within the Area of Outstanding Natural Beauty, it must be consistent with the conservation of the natural beauty of the area, should where possible be part of an existing building group, use sympathetic design and materials, use landscaping to minimise the impact, and must not have any undue adverse visual impact on the surrounding landscape.

The Buildings
The design of the buildings is questioned by the County Estates, with preference being expressed for open sided buildings with better natural light provided by additional roof windows.

The design, from an aesthetic point of view, although unusual is a very sympathetic approach for a countryside area.  The use of grass roofs and timber walls in particular is a far cry from the usual industrial style profiled cladding often used.  

Despite the sympathetic materials, the siting of the proposed buildings is quite prominent.  Although set into the slope, one building is within 2.5m of the field boundary adjoining the road to Park Gate, and will inevitably have some impact.  The smaller building of the two is located further east, where it is astride the line of trees which mark the original field boundary.  I consider this siting a particular problem, as it is unsympathetic to the existing pattern of fields and is also sited on the skyline when viewed from Cow Ark Bridge.  The County Land Agent has observed that there is currently very limited stock on site, and that even when fully stocked he is unconvinced of the need for the extent of buildings currently proposed.  This is based on the non-availability of parts of the acreage for stock (ie existing and proposed woodland and the field occupied by buildings) as well as scope for multi-use of parts of the building floor space.  Based on his calculations, this second (smaller) building appears unnecessary.

Certainly, it is my assessment that despite the extensive planting proposed to extend Hagg Clough Wood and help soften the impact of this building, the siting on the skyline when viewed from Cow Ark Bridge is unacceptable, particularly since there are listed buildings either side of that view.

Access and Roads
The access and roads proposed also give rise to concern, both visually and from a highway safety point of view. 

Firstly, the County Surveyor has raised concern about the adequacy of width and radii at the new access to the buildings.  That is capable of resolution, but may prejudice additional roadside trees.

The existing access points close to Cow Ark Bridge are considered hazardous, and the proposal to combine the two in a single new access at this location is similarly considered unsatisfactory, as well as unnecessary should the new access be approved to the building.

In this location, with the listed farmhouse to one side and a listed lime kiln to the other, the new access is proposed to run up the hill to the skyline buildings, and have a junction with another new track running on an embankment across this view to cross the brook and join with the pre-existing track behind the kiln.  I consider this visually insensitive, with little respect for contours, existing field boundaries, the setting of the listed buildings or the quality of the landscape.  The proposal to plant trees along the access, and beyond it, will do little to limit the visual impact.

Other Elements
Other elements within the proposal include the raising/extending of the stone walls along the front of the property.  Parts of this – where an existing silage clamp is to be removed – are desirable, whereas in other places the wall proposed, with hedge beyond, will impinge on sightlines and on passing traffic as well as having some impact visually.

The wind turbine (windmill) proposed is some 8.5m in height, and could be accommodated closer to the buildings than at present, to minimise its impact.  

RECOMMENDATION:  That planning permission be REFUSED for the following reason(s):

1.
The proposed buildings are sited in an unduly prominent position and if allowed would have a harmful effect on the landscape qualities of this Area of Outstanding Natural Beauty.  The proposal is considered contrary to Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan and the Council’s adopted Supplementary Planning Guidance on new agricultural buildings and road.

2.
The proposal is contrary to Policy G1 of the Ribble Valley Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.  This is due to the location of walls adjacent to the highway limiting sightlines and reducing clearance for passing traffic, as well as shortcomings of width, sightlines and radii on the accesses proposed.

3.
The proposal is considered contrary to Policy G5 of the Ribble Valley Districtwide Local Plan which seeks to limit development in the open countryside to that needed for the purposes of agricultural or forestry or other uses appropriate to a rural area.  Approval of buildings without sufficient agricultural justification would prejudice the maintenance of that Policy, to the detriment of the appearance of the open countryside.

4.
Approval of the proposed bridge across Cow Ark Brook, together with the approach works and two new farm roads leading to that bridge, would be contrary to Policies ENV19 and ENV1 as their siting and design would result in a significant detrimental impact on views from the south, and a significant change to the setting of Cow Ark Farm to the west and the lime kiln to the east, both of which are Grade II Listed Buildings.  
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