WEST DUNBARTONSHIRE COUNCIL

Report by Planning, Building Standards and Environmental Health Manager

Planning Committee: 2" August 2023

DC22/190/FUL.: Erection of single wind turbine, 30m hub and 43m tip,
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access track, substation, agricultural shed and
associated works at Land to East of Broomhill Wood,
Bonhill, Alexandria by Mr Harris Smith.

REASON FOR REPORT

The planning application is subject to a substantial body of objection. Under
the terms of the approved Scheme of Delegation, it therefore requires to be
determined by the Planning Committee.

RECOMMENDATION

Refuse planning permission for the reasons set out in Section 9 of the
report.

DEVELOPMENT DETAILS

The application site is located to the east of Bonhill, Alexandria. The nearest
residential areas are Beechwood and Wheatcroft Estate, Bonhill located
approximately 440m to the west and Bellsmyre which is just over 1km to the
south, though there is intervening woodland between the site and both
residential areas. The site is to the north of the Murroch Glen (a steep
wooded valley containing the Murroch Burn), on land which rises to the
northeast into the Kilpatrick Hills. It forms part of an area of plantation
woodland, bordered by the Murroch Glen and areas of grazing land. The
application site boundary extends to 0.89 hectares, but is within a much
larger area of land controlled by the applicant.

The proposal would involve the following works:

Installation of a single wind turbine;

Construction of a 550m access track;

Construction of an electrical substation and underground cabling;
Construction infrastructure (e.g. crane hardstanding area);
Construction of 6 vehicle parking spaces;

Construction of an agricultural storage shed.
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The turbine would be a three-bladed, horizontal axis turbine, with a nominal
rated capacity of 250kW. It would have a hub height of 30m and a maximum
height to the blade tip of 43m. The turbine would be of the conventional
design for such pieces of equipment, featuring a tubular tower and blades
finished in a non-reflective pale grey colour consistent with the industry
standard used in most UK wind turbines.

The turbine would sit on a concrete base measuring roughly 7.5m x 7.5m,
with an expected depth of 3m, although the exact design of the foundation
would depend upon which specific manufacturer’s turbine was used (which
IS not known at this stage). In addition to the foundation, an area of
hardstanding would be required adjacent to the turbine as a crane platform
for construction and ongoing maintenance. Adjacent to the base of the
turbine would be an external substation measuring approximately 7.5m x
4m, and 2.8m in height. The colour of the substation is currently unspecified,
however the supporting statement suggests it will be either green or pale
grey. Due to the relatively small generator size of the proposed turbine, a
local connection to the distribution network is anticipated and without the
need for more extensive reinforcement or upgrade works.

Access to the site would be by way of the existing private access track
leading to Highdykes Farm, which is, itself, accessed from Broomhill
Crescent. A new 550m access track would be created between the farm
track and the proposed turbine. The new track would be 4.5m wide and
surfaced in hardcore, with a passing place and areas to permit the turning
of long vehicles. The road is likely to sit proud of the existing ground by
approximately 300mm with banking at either side. No borrow pits are
proposed as part of the development and material would be imported to
construct the access track. The level of material required to be imported is
not, however, specified in the application submission. The access track
crosses a drainage ditch around 330 metres from the junction with the
existing farm track, which a short section of pipe being installed below the
hardcore.

A shed, which the applicant describes as an agricultural shed, is proposed
to the sited to the north of the proposed turbine. The shed would measure
20m by 14m and be 6.3m in height. It would be of a standard agricultural
shed design and the external walls would be clad in dark green corrugated
sheeting and the roof would be grey corrugated sheeting. The purpose of
the agricultural shed is for general storage of tractors and farming
equipment as well as a secure unit to lay turbine parts if and when needed.
During the assessment of the application, further details were sought from
the applicant on whether the land comprised an agricultural holding. In
response, the applicant indicated that they are a freehold owner of the land
contained within the application boundary and intends to use the ground for
general farming purposes.
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In terms of the planning history of the site, there has been a previous
application for the erection of a wind turbine of the same size, as well as the
associated access track on this site. The Planning Committee considered
this application on 29 April 2015 and were minded to grant planning
permission subject to the conclusion of a legal agreement to ensure that a
suitable financial bond is put in place to cover restoration liabilities for the
site and the community benefit contribution. The financial bond was never
concluded and with a lack of any progress over an extended period, the
application was considered withdrawn in March 2021.

Works to create the access track associated with the wind turbine have
already commenced on site. The applicant was advised that the works were
being undertaken without planning permission and requested on a number
of occasions to stop works until such time that planning permission was
granted. The applicant continued works on the access track and a
Temporary Stop Notice was subsequently issued. Works initially continued
after the Notice was issued and then halted. At the expiry of the Temporary
Stop Notice works commenced again, despite it remaining that no planning
permission was in place. However, at the time of writing, works had halted
once more.

CONSULTATIONS

West Dunbartonshire Council Environmental Health Service recommends
the following conditions relating to hours of work, a noise control method
statement, sound insulating materials on plant or machinery, noise
emissions, noise complaints, and shadow flicker.

West Dunbartonshire Council Roads Service have no objections in relation
to flooding matters. A Traffic Management Plan was requested initially by
the Roads Service. Once submitted the Roads Service confirmed that the
clarifications and qualifications contained within the plan made the
proposal acceptable to the Roads Service.

West of Scotland Archaeological Service (WoSAS) have no objection
subject to a condition requiring the implementation of an archaeological
watching brief.

West Dunbartonshire Council Biodiversity Officer notes that the Preliminary
Ecological Assessment submitted offers mitigation in section 7 of the
document and should be conditioned if the development is to proceed. The
proposed mitigation includes following national guidelines and standards for
any tree/hedgerow retention, that best working practice measures are
adhered to safeguard otters and badgers, and a walkover survey prior to
works commencing within bird breeding season. If any otter or badger
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resting place is found then an ecologist should produce an otter protection
plan. Should the development proceed there should be a clear intention
provided of the biodiversity enhancement works that will be included to meet
the requirements of NPF4 Policy 3. It should be specifically noted what is
being regarded as mitigation and enhancement so that a clear picture of the
‘positive effect on biodiversity’ can be determined.

Glasgow Airport and National Air Traffic Services have no objections to the
proposal.

RSPB Scotland note that if construction work is to take place during the
breeding season, there is a risk of direct mortality, disturbing nesting birds
or damaging their nests, and an offence being committed. Without survey
work it is challenging to assess which species may be at risk during the
construction phase, or subject to collision or displacement in the operational
phase. It is also noted that the Ecological Report states that no priority
species of plants were recorded on the site visit in mid-December. By that
time many herbaceous plants will have died back for the year. It is
concluded that it is difficult to be sure whether species that may be at higher
risk of collision are actually present or not.

Loch Lomond & The Trossachs National Park Authority, Stirling Council,
Inverclyde Council and Argyll and Bute Council have not provided a
response at the time of writing this report.

REPRESENTATIONS

One hundred and thirty two representations from one hundred and eighteen
representees have been received in connection with the proposal including
from Jackie Bailile MSP and Beechwood & Wheatcroft Residents
Association. All are in objection. The full details are contained within the
planning file and are available for public viewing. However, the points raised
can be summarised as follows:

Roads and traffic

e There has been/will continue to be an increase in noise from traffic,
volume of traffic and size of vehicles which pass close to properties and
cars including at times early in the morning, particularly during
construction.

e The side is accessed via narrow residential roads with delivery vehicles
mounting the kerb to pass each other.

e Concern for children and elderly in relation to the increase in traffic.

e The surrounding streets have recently been resurfaced.




Damage being created to the surrounding streets and farm track which
are in a poor condition and provision must be made for the developer to
make good any damage.

Heavier trucks will require access to supply timber for alleged woodmill.

Location and visual impact of the development

Concern for the visual impact on the fringes of the National Park and
does not meet with the character/design of the area i.e., Open
Countryside.

No access track previously existed at this location previously.

A previous application was withdrawn after local residents voiced their
concerns about the size of the structure and impact on the landscape.
There are industrial estates within Dumbarton and Vale of Leven which
are more suited to a development of this nature.

Residential amenity

Nearby residents would be adversely affected by noise disturbance.
There are potential health side effects from living beside a wind turbine,
including from vibration and shadow flicker.

There will be a detrimental effect on the mental health of those living
closest.

The area is a residential area and is too close to residents/houses.

Environmental matters

Air pollution may result from the development, particularly during
construction.

The development would adversely impact upon wildlife, trees, and
hedgerows

The Green Belt is being destroyed.

The Murroch Glen should be covered by a Tree Preservation Order.
One of the Council’s Objectives for Natural & Semi Natural Green Space
is to increase the amount of woodland habitat.

Procedural concerns

No notification was undertaken to the surrounding residents.

Other matters

That the development of the access track has already commenced.
The area of ancient woodland shown has a wrong scale.
No connection to the grid has been indicated.
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e Property prices will be affected.

e The applicant has indicated to residents that the agricultural shed will be
used for the production of bio fuel pellets from imported timber.

e The drain shown on the redacted diagrams actually cross the proposed
track line, not where it ends in the drawings to the west of the track.

e Approval would set a precedent and open the area to further large scale
turbines.

e West Dunbartonshire Council’s Open Space Strategy 2011 states that
planning authorities are expected to support, protect and enhance open
space and opportunities for sport & recreation.

The matters of concern raised above are considered and addressed in
Sections 6 and 7 below.

ASSESSMENT AGAINST THE DEVELOPMENT PLAN

National Planning Policy 4

National Planning Framework 4 (NPF4) was adopted by the Scottish
Ministers on 13" of February 2023 and now forms part of the Development
Plan.

Policy 1 relates to tackling the climate and nature crises and states that
when considering all development proposals significant weight will be given
to the global climate and nature crises. Policy 2 also relates to the climate
in the form of climate mitigation and adaptation and states development
proposals will be sited and designed to minimise lifecycle greenhouse gas
emissions as far as possible and development proposals will be sited and
designed to adapt to current and future risks from climate change.

Policy 3 states that development proposals will contribute to the
enhancement of biodiversity and should integrate nature-based solutions
where possible. Proposals for local development will include appropriate
measures to conserve, restore and enhance biodiversity, in accordance
with national and local guidance. Policy 4 requires that development
proposals do not have an unacceptable impact on the natural environment
inclusive of environmental designations and protected species. Policy 5
states that development proposals will only be supported if they are
designed and constructed in accordance with the mitigation hierarchy by
first avoiding and then minimising the amount of disturbance to soils on
undeveloped land and in a manner that protects soil from damage including
from compaction and erosion that minimises soil sealing.

Where there is potential for non-designated buried archaeological remains
to exist below a site, developers will provide an evaluation of the
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archaeological resource at an early stage so that planning authorities can
assess impacts in accordance with Policy 7.

Policy 8 supports development within the green belt in a limited number of
circumstances. These include:

+ development associated with agriculture, woodland creation, forestry
and existing woodland (including community woodlands);

* horticulture, including market gardening and directly connected retailing,
as well as community growing;

+ essential infrastructure or new cemetery provision;

* minerals operations and renewable energy developments;

* intensification of established uses, including extensions to an existing
building where that is ancillary to the main use.

Additional requirements include justification is provided for the green belt
location; the purpose of the green belt is not undermined by the
development; the development is compatible with the surrounding
countryside and landscape character; the development is of an appropriate
scale, massing and external appearance and minimises visual impact; and
there will be no long-term impacts on the environmental quality of the green
belt.

Policy 11 supports proposals for all forms of renewable, low-carbon and
zero emissions technologies. Policy 11 also states that development
proposals will only be supported where they maximise net economic impact,
including local and community socio-economic benefits such as
employment, associated business and supply chain opportunities. The
policy also lists impacts which must be addressed including residential
amenity, visual impact, noise and shadow flicker, impacts on road traffic and
on adjacent trunk roads, including during construction; and the quality of site
restoration plans including the measures in place to safeguard or guarantee
availability of finances to effectively implement those plans.

Development proposals will be designed to improve the quality of an area
whether in urban or rural locations and regardless of scale as per Policy 14.
Policy 20 states that development proposals that result in fragmentation or
net loss of existing blue and green infrastructure will only be supported
where it can be demonstrated that the proposal would not result in or
exacerbate a deficit in blue or green infrastructure provision, and the overall
integrity of the network will be maintained. The planning authority’s Open
Space Strategy should inform this. Green infrastructure is defined as
features or spaces within the natural and built environments that provide a
range of ecosystem services. An ecosystem services is the benefits people
obtain from ecosystems.
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Policy 23 relates to health and safety and states that development proposals
that are likely to raise unacceptable noise issues will not be supported. A
Noise Impact Assessment may be required where the nature of the proposal
or its location suggests that significant effects are likely.

The matters relevant to the assessment against the above policies are
addressed in detail in Section 7 below. Based on that assessment, it is
concluded that the proposal is not accordance with NPF4 as it is considered
the proposed shed is not a form of development which can be supported in
this green belt location with reference to Policy 8 and would result in an
unjustified sporadic development within the green belt location.

West Dunbartonshire Adopted Local Plan 2010

The site of the proposed turbine is identified as Green Belt. Policy GB1
indicates a general presumption against development within the Green Belt,
other than in certain circumstances, including where there is a specific
locational requirement and established need for the development and it
cannot be accommodated on an alternative site. Development in the Green
Belt will not be permitted if it would have an adverse effect on the landscape
character of the area.

All development is expected to be of a high quality of design and to respect
the character and amenity of the area in which it is located in accordance
with policy GD1.

Policy E5 relates to development affecting trees. There are trees on site
which line the proposed access route. In accordance with policy E5 new
development proposed on sites with, or adjacent to, existing trees will be
assessed in accordance with best practice. Policy BE5 states that where
the presence of archaeology becomes apparent once development has
commenced, adequate opportunity must be afforded by the developer for
an archaeological investigation.

The development takes access via a designated core path and as such
policy R5 applies. Policy R5 states that the Council will undertake to protect
Core Paths using the Council’s statutory powers.

Policy DC6 states that renewable energy proposals will be permitted where
these would not give rise to unacceptable detriment to the landscape,
natural or build heritage, sport or recreation interests or local amenity.
Development proposals are to be considered against the following criteria:

e visual impact and effect on landscape character, including the
landscape character of the Kilpatrick Hills RSA,;
e nature conservation interests;
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e historic environment and its setting, including scheduled ancient
monuments;

e local amenity, including noise, traffic and broadcast interference;

e any cumulative impacts

Policy DC3 states that within the Glasgow Airport Safeguarding Zone,
development which adversely affects the operational integrity or safety of
the airport will not normally be permitted.

Policy GN1 seeks to promote, protect and improve the Green Network. It
states that development which is detrimental to the green network will be
considered contrary to the Plan, and that new development should
contribute positively to the protection and improvement of the green
network. The Kilpatrick Hills are recognised as an important green network
resource in West Dunbartonshire owing to their landscape value, the
habitats and species found there and the outdoor recreation opportunities
they offer. Policy SUS1 states that all development should seek to conserve
and enhance environmental resources and ensure environmental impact is
minimised.

Policy E3A states that the Council will seek to maintain and enhance the
environmental resources of the Plan area by protection of habitats, species
and natural features which are vulnerable and/or specifically protected,
including Local Nature Conservation Sites. It also states that proposals
should not have an adverse effect on the integrity or character of Local
Nature Conservation Sites and that satisfactory arrangement for habitat
creation/site enhancement elsewhere should be made to compensate
where development would cause the total or partial loss of a Local Nature
Conservation Site. The application is in close proximity to Murroch Burn but
is located outwith the Local Nature Conservation Site.

The matters relevant to the assessment against the above policies are
addressed in detail in Section 7 below. It is concluded that the proposal is
not in accordance with the Local Plan as it is considered the proposed shed
is not a form of development which can be supported in this green belt
location with reference to Policy GB1 and would result in an unjustified
sporadic development within the green belt location.

ASSESSMENT AGAINST MATERIAL CONSIDERATIONS

West Dunbartonshire Local Development Plan (LDP2) Proposed Plan

On 15 March 2023, the Planning Committee took a decision that the Council
would not adopt Local Development Plan 2. The Proposed Local
Development Plan 2 (LDP2), incorporating the recommended modifications
of the Examination Report received on 22 April 2020, which were accepted
by the Planning Committee of 19 August 2020, remains the Council’'s most
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up to date spatial strategy and is therefore afforded significant weight in the
assessment and determination of planning applications, subject to
compatibility with NPF4. The Scottish Ministers’ Direction relating to the
adoption of LDP2, dated 18 December 2020, is also a material
consideration.

The proposed turbine does not trigger Policy RE2: Spatial Framework for
Wind Energy, and therefore requires to be assessed against Policy RE3,
which is supportive of wind energy proposals where it can be demonstrated
that there will be no unacceptable significant adverse impacts on the local
area and the wider landscape and where they avoid unacceptable
landscape, visual, aviation, infrastructure, cumulative and residential
impacts and unacceptable impacts on the built and natural environment and
do not have an adverse effect on a Natura 2000 site.

Policy GB1 restricts development in the green belt to a limited number of
circumstances. These include development associated with agriculture,
horticulture and forestry, rural economic development and infrastructure
with a specific locational need.

Any development proposed within the Kilpatrick Hills Local Landscape Area
must; protect and enhance the landscape character; protect and enhance
the integrated network of habitats and important geological features; and
protect and enhance the Hills as an accessible recreation resource in
accordance with policy KH1.

Policy H4 of the LDP2 relates to residential amenity. The policy states that
the Council will protect, preserve and enhance the residential character and
amenity of existing residential areas at all times In this regard, there will be
a general presumption against the establishment of non-residential uses
within, or in close proximity to, residential areas which potentially have
detrimental effects on local amenity or which cause unacceptable
disturbance to local residents.

Policy ENV2 relates to landscape character. Development proposals should
be sited and designed to relate to the local landscape character of the area
and ensure that the integrity of this landscape character is maintained and,
where appropriate, enhanced. Policy ENV4 relates to forestry, trees and
woodland. The loss or fragmentation of long established woodland, high
conservation value or areas covered by tree preservation orders will only be
supported where any significant adverse effects are clearly outweighed by
significant social or economic benefits. Policy ENVS8 relates to air, light and
noise pollution. All new development must ensure that significant adverse
noise impacts on surrounding properties and uses are avoided.
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Policy CON3 is not supportive of development which disrupts or adversely
impacts on any existing or potential core path, right of way, bridle path, or
footpath, including off-path access rights, used by the general public for
recreational or other purposes.

Policy BE1 states that unscheduled archaeological sites should be
preserved insitu where possible. Where not possible, provision should be
made by the developer to undertake the excavation, recording analysis,
publication and archiving of the archaeological remains. Development that
would adversely impact on the operations of Glasgow Airport or would be
adversely affected by aircraft noise will not be permitted in accordance with
Policy E7.

Policy CP1 requires new development to take a design led approach to
creating sustainable places which puts the needs of people first and
demonstrate the six qualities of successful places. Policy CP2 requires all
development to demonstrate that green infrastructure has been integrated
into the design approach from the outset.

The matters relevant to the assessment against the above policies are
addressed in detail below. It is concluded that the proposal is not in
accordance with proposed Local Development Plan 2 as it is considered the
proposed shed is not a form of development which can be supported in this
green belt location with reference to Policy GB1 and would result in an
unjustified sporadic development within the green belt location.

Kilpatrick Hills Local Landscape Area — Statement of Importance

This Statement of Importance explains the reasons why the Kilpatrick Hills
have been selected for the designation. The special qualities of the
Kilpatrick Hills are identified as being:

. Strong sense of remoteness, wildness and open horizons;
. Distinctive geomorphology and topographical features; and
. A unique diversity of views.

The impact of the proposed development on these special landscape
qualities of the Kilpatrick Hills is assessed below, and it is concluded that
the proposal would not significantly detract from the special qualities of the
Local Landscape Area.

Renewable Energy Local Development Plan (Proposed Plan) Planning
Guidance November 2016

Whilst written in the context of proposed Local Development Plan 1 together
with Scottish Planning Policy (SPP), both of which no longer form a material
consideration in the assessment of planning applications, much of the
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general advice and guidance set out remains relevant in assessing wind
energy proposals.

This document provides guidance on planning for wind energy including a
Spatial Framework and guidance on the factors that will be considered in
assessing wind energy proposals. The spatial framework applies to “wind
farms” which are defined by the Council as:

o Any development containing a turbine of 50m and above to tip
height; or
o Any development of 3 or more turbines, containing a turbine of 30m

above to tip height.

As this turbine is a single turbine and 43m to blade tip it falls under the
threshold for the spatial framework.

It remains, however, that the document provides guidance on the
assessment of all proposals for wind energy. This includes considering
matters pertaining to landscape character, forestry and woodland, the water
environment, the path network, built heritage, aviation, residential amenity
in respect of noise, shadow flicker and visual intrusion, economic benefit,
contribution towards renewable energy targets, effect on soils, impact on
the road network and decommissioning. These matters are fully assessed
in detail below where it is concluded that, in taking into account all material
planning considerations, the wind turbine proposal is acceptable.

The guidance also highlights the expectation for all wind energy applicants
to provide a community benefit. In this case, the proposed turbine is
indicated to have generating capacity of 250kw so any financial amount will
be small. However, the guidance does not have a minimum threshold and
therefore this is aspect is applicable and a financial contribution would be
required if the proposal is approved.

Overall, it is considered that the proposal presents no conflict with the aims
of the guidance.

Site Selection and Design

The application site was selected by the applicant as it was established to
benefit from an above average windspeed. Further operational advantages
include its proximity to a grid connection point and the proximity off the A82
being relatively short without requiring extensive works impacting the local
road network. In terms of impacts on the surrounding area, although the
nearest settlement to the site (Bonhill) is located only 440m away, the site
is well screened from it by high ground and trees.
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Both the wind turbine and the agricultural shed are located in the green belt
and require to be justified against Policy 8 of NPF4 and GB1 of both the
adopted Plan and Proposed Plan. In first considering the principle of the
proposed agricultural shed in the Green Belt, whilst development
associated with agriculture is supported by the above policies, the
applicant’s supporting statement, and further clarifying correspondence all
state that the purpose of the agricultural shed is for storing farming
equipment and vehicles required to cut and maintain the fields. The shed
can further be used to store wind turbine parts safely and securely as and
when it may be required. The application submission does not set out what
the maintenance requirements of the applicant’s landholding comprises or
why the maintenance would be so regular or intensive that vehicles and
equipment would require to be kept on site, rather than simply attending the
site periodically as required.

As the applicant describes the shed as being for agricultural purposes, full
details of the registered agricultural holding on this land were requested
from the applicant. This can be done by providing maps which are produced
by the Scottish Government and provided to those who have an agricultural
holding or croft. In response the applicant indicated that they are a freehold
owner of the land contained within the application boundary and intends to
use the ground for general farming purposes, although full details of what
this general farming operation would entail are not provided. The applicant
advises that he further intends to make an application to Forestry Land
Scotland for a felling license to allow parts of the ground to be cleared. As
no evidence has been provided in order to establish that the land is part of
an agricultural holding or otherwise comprises a farming operation at this
location, it is not considered that the application site can be classed as
comprising part of an agricultural unit and it cannot be concluded that the
shed is required for agricultural purposes. Furthermore, the applicant also
fails to quantify what wind turbine parts would require to be stored routinely
on site and why spare parts would not simply be brought to the site should
they require to be fitted. Given the above, it is concluded that the proposed
shed would result in an unjustified sporadic development within the green
belt location and not a form of development which can be supported with
reference to Policy 8 of NPF4 and Policies GB1 of both the adopted Local
Plan and proposed Local Development Plan.

Turning to the remaining aspects of the proposal comprising the wind

turbine and associated works, essential infrastructure is acceptable within the
green belt with reference to the above policies. Essential infrastructure includes
all forms of renewable energy generation. Therefore the wind turbine itself
together with the associated access, crane pad and sub-station would in principle
be acceptable. The design and height of the turbine and would follow current
wind energy industry practice, and the turbine would be of the type widely used
elsewhere. The locaPage 13
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has also been selected in order to minimise its prominence. Due to the
height of the turbine, some views from sensitive locations such as the
National Park and Kilpatrick Hills are unavoidable but not significant enough
to be unacceptable. It is acknowledged that an effort has been made by the
applicant to minimise the impact of the development on the landscape.

Impact on Landscape Character

The proposed turbine would be located on the edge of the Kilpatrick Hills
which are designated as “Rugged Moorland Hill” Landscape Character
Type (LCT). The actual application site is on the boundary of the urban area
and the Rugged Moorland Hill LCT of the Kilpatrick Hills. The Kilpatrick Hills
have a distinctive upland character created by the combination of elevation,
exposure, rugged landform, moorland vegetation and the predominant lack
of modern development. These areas share a sense of apparent
naturalness and remoteness which contrasts strongly with the farmed and
developed lowland areas. The general aim should be to conserve the
upland character of the Rugged Moorland Hills and where possible, the
visual influence of existing developments should be reduced. New
developments which would introduce modern elements or which would
undermine the sense of ‘wildness' and remoteness should be resisted even
though it is accepted that these areas already contain tall structures such
as pylons and communications masts. Although this landscape can provide
an essential location for this type of infrastructure, the erection of certain
structures can lead to disproportionate levels of landscape impact, affecting
the remote character of the moorland hills. Additional masts and other tall
structures should be discouraged within the hills, with particular concerns
relating to wind development. It is therefore vital that developments which
could have a significant and adverse effect on the landscape character are
resisted.

In general, there is limited capacity to accommodate wind turbines within or
adjacent to the Rugged Moorland Hill LCT of the Kilpatrick Hills, particularly
in areas which are identified as Green Belt and which form part of the
landscape and recreational setting for the settlements which they surround.
In this instance however, the sloping ground and established tree coverage
would help to screen the site from surrounding areas. This tree cover would
also limit the visibility of the proposed access track. The proposed turbine
would be viewed from certain positions in the context of an urban area,
backclothed by the hills and woodland and importantly, it would not impact
upon the skyline or detract from the remoteness of the Kilpatrick Hills. On
this basis, it is considered that the wind turbine would not have a significant
impact on the landscape quality or the character of the Kilpatrick Hills and
surrounding area. This is a similar opinion taken when 2014 previous
application was assessed.
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Whilst the principle of the shed cannot be supported in the green belt as
detailed above, it remains appropriate to assess whether it would raise any
additional concerns in terms of landscape character. The proposed shed
whilst having a larger massing than the turbine is not as tall. It is of a similar
scale to those at the adjacent Highdykes Farm. Due to the lesser height and
green/grey tones of the materials proposed being appropriate to the
greenbelt setting it is considered that the agricultural shed will also not have
a significant impact on the landscape quality or the character of the
Kilpatrick Hills and surrounding area.

Designated Landscapes

Regional Scenic Areas/Local Landscape Areas are landscapes which have
been designated as of local importance by the relevant local planning
authority. Such designations seek to preserve a high quality landscape and
its natural character. The Regional Scenic Area/Local Landscape Area
most affected by this proposal is the Kilpatrick Hills Regional Scenic
Area/Local Landscape Area, which covers the area of the Kilpatrick Hills
located within the West Dunbartonshire Council area. The wind turbine
would be located in close proximity to the Kilpatrick Hills Regional Scenic
Area but within the more recently designated Local Landscape Area. Whilst
the site is readily visible from a wide area within the Regional Scenic
Area/Local Landscape Area the turbine would be close to the urban edge
where it would be seen against the backdrop of other man-made
development. When viewed from out with the Regional Scenic Area/Local
Landscape Area it would normally be seen against a backdrop of rising land
and it would not break the skyline. Although it would introduce a large man-
made structure into the environment, the turbine would not be visually
dominant or would detract from the sense of remoteness and wildness
provided by the Kilpatrick Hills. The overall impact upon the Regional Scenic
Area/Local Landscape Area is therefore considered to be acceptable. The
turbine would be 4km from the southern boundary of Loch Lomond and
Trossachs National Park. Whilst it would be visible from some places within
the National Park, it would be seen in the context of an urban area,
backclothed by the hills and woodland and would not impact on the skyline
of the Kilpatrick Hills which forms part of the setting of the National Park.
This was previously confirmed as part of the last planning application by the
Loch Lomond and Trossachs National Park Planning Authority in their
consultation response. Since then, nothing significant has changed in terms
of changes to the landscape character to arrive at a different opinion. There
is also no change in the proposed access track and this, together with the
other infrastructure proposed raises no concerns.

Notwithstanding that the shed is not a development the principle of which
can be supported in this green belt location, this is at a lesser height to the
wind turbine and of materials and colours which are appropriate to the
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setting. It is considered that it would not impact on the skyline of the
Kilpatrick Hills and setting of the National Park. There would not be any
significant adverse visual impacts from this development on the setting,
special landscape qualities, landscape character or visual amenity of the
National Park.

Visual Impact

The information accompanying the application demonstrates that the wind
turbine would not be visible from most of the closest built up area (Bonhill)
because of the intervening high ground, but that it would be visible from
much of Dumbarton and from areas further afield such as Port Glasgow, at
distances of up to 10km. However, when viewed from distance, it would be
difficult to differentiate the turbine from the overall urban context due to the
proximity of the turbine to the built up area of Bonhill. Consequently, the
visual impact would be less significant from greater distance. Outwith
settlements, the wind turbine would be visible from much of the western
shore of Loch Lomond, the River Clyde and areas within the Kilpatrick Hills.
However, due to the distances involved and the size of the turbine, it will not
have a significant impact on the landscape from distance and therefore will
have an acceptable visual impact.

The applicant has provided photomontages and wireframe drawings for
each of 20 previously agreed viewpoints, in accordance with the national
methodology for such visual modeling exercises. These photomontages
provide a representation of how the turbine might typically appear in clear
weather from representative and sensitive locations, although obviously the
appearance would vary according to weather conditions. The majority of the
viewpoints demonstrate that the turbine would not be visible or that it would
be seen at sufficient distance to have little impact on the landscape. From
the viewpoints at Auchiewannie Wood and Cardross Road, the turbine
would be visible to the rear/side of the settlement of Bonhill. Further
viewpoints at Auchenreoch Muir and the core path at Highdykes Farm show
the turbine appearing more dominant in views looking south/south west. It
is accepted that turbine development cannot take place on this site without
being visible from a large area, however the size of turbine proposed is
suitable for the location and will minimise any visual impacts beyond 5km
and the proposal is therefore acceptable.

The landform behind the turbine provides a backdrop setting which would
ensure that from most viewpoints, the turbine would not breach the skyline
of the Kilpatrick Hills. Although the turbine is a total height of 43 m, the
location, size and setting of the turbine are such that it will not have a
detrimental visual impact on the Kilpatrick Hills regional scenic area or
significantly alter the local landscape. It is further considered, the access
track would not result in an adverse visual impact within the landscape.
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Considering the shed, this would also benefit from the landform behind the
proposal minimizing its visual impact. Whilst larger in footprint, the shed is
lower in height which will mean that it too will not breach the skyline from
most viewpoints. As such the shed, should it have been justified in the green
belt, will not have a detrimental visual impact on the Kilpatrick Hills regional
scenic area or significantly alter the local landscape either.

Residential Amenity

The proposed turbine and shed would be located 440m from the edge of
Bonhill, but their impact would be minimal as between the proposed turbine
and shed and the settlement is an area of plantation woodland and a further
area of woodland adjacent to the houses. This would provide adequate
separation in terms of both amenity and visual impact, ensuring that the
turbine and shed would be adequately screened from the nearest residential
properties. Whilst the wind turbine, and lesser so, the shed may be visible
from some urban areas further from the site, such as Dumbarton and parts
of Alexandria, it would be sufficiently distant to avoid being visually
dominant and therefore it would have an acceptable impact. The proposed
access track takes access from an existing track which serves Highdykes
Farm. It is visually separated from the nearest residential neighbours by
trees. As part of the operation of the turbine and shed there are minimal
traffic movements proposed. As such the proposed access road is
considered not to have an unacceptable impact to residential amenity.

Shadow Flicker

Shadow flicker is the flickering effect caused when rotating wind turbine
blade periodically cast shadows through constrained openings such as the
windows of neighboring properties. The distance at which shadow flicker is
created is accepted to be 10 times the rotor diameter. In this case the rotor
diameter is 26m and as such the distance would be 260m. The closest
property to the proposed wind turbine is 65B Broombhill Crescent, notes at
447m away from the proposed turbine. The application also gives scope for
a 25m buffer for micro siting. This could mean the turbine could be 422m
away from 65B Broomhill Crescent, however this is still outwith the 260m
distance at which shadow flicker could be created. The Council’s
Environmental Health Service have raised no objection in this regard,
although they nonetheless recommend a condition for any granting of
permission, requiring the site operator to investigate any complaints and
instigate appropriate mitigation measures in the event of shadow flicker
occurring.

Noise & Air Quality

Turbines produce two distinct types of noise — the mechanical noise
produced by the machine and the aerodynamic noise produced by the
passage of the blades through the air. The “Assessment and Rating of
Noise from Wind Farms” (Final Report, Sept 1996, DTI), (ETSU-R-97)
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provides a UK framework for the measurement of wind turbine noise,
including indicative noise levels deemed to be appropriate. Subsequent UK
government reports have concluded that there is no evidence of health
affects arising from infrasound or low frequency noise generated by
turbines.

The supporting information predicts that the operation of the wind turbine is
capable of meeting ETSU-R-97 standards at the nearest properties, the
closest of which is 440m from the proposed turbine location. Hours of work
could be limited by condition to avoid disturbance during the construction
phase. The Council’s Environmental Health Service has no objection to the
proposal on noise grounds subject to appropriate conditions. No issues
have been raised in terms of air quality.

Road Traffic Impact

As part of the proposal, a new access track is proposed which joins the
existing farm track leading from Broomhill Crescent at the point before the
entrance to Highdykes Farm. Throughout the application the access track
is referred to as new. As noted above, the construction of this track has
already commenced. The applicant has stated that this was done as the
access track was existing and was being upgraded. The Traffic
Management Plan submitted as part of the application states that where
practicable, material for the access track and hard standings will be recycled
material that is available on-site. Any additional material that is required
shall be sourced from a local quarry. As part of the “proposed” access track
already constructed on site, it is clear that recycled materials have not been
used. Deliveries have occurred from local quarries, however, there appears
to have been no co-ordination of or a structured approach to deliveries
which the objections highlight has caused congestion on the residential
roads with large delivery vehicles being unable to pass on both the
residential roads and the farm track. If the application is approved, a robust
condition regarding a delivery management strategy for materials delivered
on site would be required to ensure that the further importation of material
would be carefully managed and to mininise the disruption to adjacent
residential properties. The Councils Roads Service have no objections to
the proposal subject to the implementation of the Traffic Management Plan.
Comments raised in objections regarding continuous traffic from a wood
mill/sawmill/bio fuel facility cannot be considered at this time due to the
application not including such details. The applicant has stated that the
agricultural shed is to be used by themselves for farming the land. As such
this is not considered to be a large traffic generating use. Whilst concerns
are raised in respect of potential to damage to road surfaces, any damage
that did occur would be a matter to be addressed in conjunction with the
Roads Service.




7.31

7.32

7.33

7.34

Once operational wind turbines generate negligible traffic, but the size of
the turbine components is such that delivery of the turbine to the site can
cause disruption due to oversized loads. Deliveries would be from the south,
off the A82, onto Stirling Road (A813) heading northbound and then towards
the Nobleston roundabout. From there any deliveries would traverse onto
residential roads to the south of the Bonhill area via Beechwood Drive,
Murroch Crescent and Broomhill Crescent before moving onto the access
track and onto the “proposed” access into the site. The Traffic Management
Plan states that that from point 6 Redburn/Beechwood Drive measures
would be required in order to facilitate the deliveries of the wind turbine. For
the duration of the journey a support vehicle is recommended. At point 6,
the open verges would need to be used and a banksman and support
vehicle. The same applies for point 7 Beechwood Drive / Murroch Crescent.
Once the turbine delivery would reach point 8 Murroch Crescent/Broomhill
Crescent the previous measures as well as the clearing of parked cars is
recommended. At point 10, the alignment of the track is noted to be a
‘concern”. It is indicated that the track would be require to be widened to
support load-bearing surface to the western edge. This track is not,
however, included within the applicant’s ownership or within the red line
boundary of the site. Accordingly, any works required to this track would be
a civil matter between the parties involved and if the works are to an extent
that planning permission is required, a separate application would require
to be brought forward in this circumstance. Point 11 is from the “proposed”
new access track which has been designed for the proposed use.

Impact on recreation, open space and the core path network

The development will not result in the loss of open space that has been laid
out with the purpose of providing amenity, an area of public access or an
area for countryside recreation. There is also no impact on any areas of
open space specifically identified on the Proposals Maps of the adopted
local plan or proposed local development plan. Consequently, it is not
considered that the proposal will adversely impact on open space or
countryside recreation or the sustainable access to such.

The existing access track to Highdykes Farm which will provide access to
the application site is designated as a core path. Whilst this track will be
used to access the site and for deliveries during construction, overall the
impact on users of the core path will be minimal during construction and
following completion it is not considered there will be any discernible impact.

Cumulative Impacts

The proposal would be the first significant wind turbine to be located within
the West Dunbartonshire area, so there would be no localised cumulative
impacts. The proposed wind turbine is well separated from other wind
turbine development in neighbouring Council areas.




Natural Heritage — Designated Sites/Peat and Soils/Habitats/Protected
Species/Ornithology

7.35 There are no site-specific statutory nature conservation designations within
the site and it is not considered that the proposal would have any
detrimental impact on any other designated sites. A Preliminary Ecological
Assessment (PEA) was submitted in support of the application. The surveys
included an extended Phase 1 habitat survey with protected species
walkover survey, which considered not only habitats and species of plant
present but also the potential presence of relevant European Protected
Species (Bats and Otters, Badgers, Water Voles and breeding birds). It was
concluded that in general, habitats and plant species were common and
typical of former agricultural land that has been planted up with young
deciduous woodland, with no notable species found. Habitats and plant
species are therefore not considered ecological constraints for the
proposed development. Bats, badgers, otters, water voles and breeding
birds were also considered not to be an ecological constraint in the PEA.

7.36 The consultation response from the RSPB notes that the site visit for the
PEA was carried out in mid-December. It is also noted that surveys for water
voles should be undertaken between April and October and that surveys for
assessing the risk of wind farm collisions should be done between April and
October. The PEA states that if site preparation work is to be undertaken
between March and September that the presence of breeding birds should
be assessed by an ecologist prior to work commencing on site. As it is an
offence to disturb any active bird nest, any granting of permission would
require a condition relating to acceptable months for working or further
survey work to establish that there are no breeding birds. The RSPB also
note that as no survey work was carried out it is difficult to be sure whether
species that may be at higher risk of collision are actually present or not.

7.37 The Council’'s Biodiversity Officer also notes that no additional species
protection plans or follow up surveys were identified in the PEA. The
proposed mitigation includes following national guidelines and standards for
any tree/hedgerow retention, that best working practice measures are
adhered to safeguard otters and badgers, and a walkover survey prior to
works commencing within bird breeding season. If any otter or badger-
resting place is found then an ecologist will produce an otter protection plan.
It can therefore be concluded that the proposal will not adversely impact
upon protected species and it is appropriate that the pre-start surveys and
any required protection plans identified at this stage are conditioned should
the development proceed. Special Protection Area (SPA) connectivity is not
mentioned as an issue in the PEA. Annex 1 of Nature Scot’s “Assessing the
impact of small-scale wind energy proposals on the natural heritage”
guidance document considers SPA’s within a 20km connectivity zone to be

relevant. Therefore, both Inner Clyde SPA and Loch Lomond SPA should
be considered. Greenland White - Fronted Goose is the relevant species to
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be considered and has a core foraging range of 5-8km. The Loch Lomond
SPA is around 10km from the proposed development site and therefore falls
out with requirement for further assessment. The Carbon and Peatland
2016 map shows the site area to not be within an area of peatland. Subject
to condition, the impacts of the development upon designated sites, peat
and soils, habitats, protected species and ornithology are all considered
acceptable.

Hydrological & Hydrogeological Impact

The Supporting Statement provided as part of the application states that the
site has no watercourses within it, and it is not anticipated that the
development would impact significantly upon any water course or local
groundwater. During site visits, it was noted that the access road (being
constructed without the benefit of planning permission) crossed a small
drainage ditch and the road thus included a small section of pipe at this
location. No concerns arise from this arrangement and no wider issues are
considered to arise in this respect.

Historic Environment Impacts

No historic buildings or monuments are located within the site. There are a
number of monuments in the vicinity of the site, although there would be no
direct impact on these from construction or operation of the wind turbine. In
regard to archaeology, WOSAS have no objection however the
implementation of an archaeological watching brief would be required prior
to the commencement of any development on site.

Renewable Energy Targets

Scotland’s long-term climate change targets will require the near-complete
decarbonisation of the energy system by 2050, with renewable energy
meeting a significant share of the need. The Scottish energy strategy sets
a 2030 target for the equivalent of 50% of the energy for Scotland’s heat,
transport and electricity consumption to be supplied by renewable sources.
This approach is supported via NPF4’s just transition spatial principle that
seeks to empower people to shape their places and ensure the transition to
net zero is fair and inclusive.

Economic Impact

The proposed development would have minimal impact on the potential use
of the wider area for grazing or forestry whilst the construction of the wind
turbine would provide some short-term employment during construction. In
the longer term, once completed and operational, there would be a
requirement for site maintenance, although it is acknowledged this would
likely be minimal. It is not considered that the proposed wind turbine would
have any impact on tourism within West Dunbartonshire or neighbouring
areas. It is therefore considered that whilst any development of this nature
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will have a positive impact, the scale of the development would result in the
long-term economic benefits being negligible.

Aviation Safety

NATS and Glasgow Airport have been consulted in relation to any potential
impacts on aviation. No objections have been raised in terms of airport
safeguarding.

Decommissioning

Should permission be granted, there would be a requirement for
decommissioning and site restoration. A legal agreement to ensure that a
suitable financial bond is put in place to cover restoration liabilities for the
site would be required. Site restoration would be triggered by either the
expiry of any permission or if the project ceased to operate for a specific
period of time.

Matters raised in objections

A wide range of matters were raised in the objections received, many of
which are already addressed as part of the main assessment set out above.
It was raised that no notification was undertaken to surrounding residents.
In accordance with the appropriate legislation, neighbours with properties
within 20m of the red line boundary were neighbour notified. As there was
land within 20m on which there was no premises an advert also was placed
in the local paper in accordance with the requirements of the relevant
Regulations. Objectors have raised that the development has already
commenced, which is correct. The Planning Authority advised the agent and
the applicant on several occasions to stop work until such time that a
planning application was approved. Works continued and a Temporary Stop
Notice was issued. Works continued at points, however at time of writing
the report, no works were being undertaken. However it has been
acknowledged that work to construct the access track has taken place
without the necessary permission in place with several site visits have taken
place to the site to assess the extent of the works and to advise the applicant
to cease work. Notwithstanding this, it is not appropriate to refuse
permission solely because a proposal is considered in retrospect, either in
full or in part. It has been stated that a previous application was withdrawn
after local residents voiced their concerns about the size of the structure
and impact on the landscape. This is incorrect. The Planning Committee
were minded to grant the previous application. It was withdrawn due to the
recommend legal agreement not being concluded. It has also been stated
that property prices will be affected. This is not a material planning
consideration. Whilst no grid connection has been shown, this can be done
via a separate consenting process where required.

Concerns were raised that the area would become industrial in nature,
however single turbines are a common feature in the landscape across
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Scotland and it is not considered the area would become
uncharacteristically industrial. Alternative locations for the proposal have
been suggested, however the applicant has stated that this is a good site
for wind energy creation due to wind speeds and the application requires to
be assessed on its own merits. It is contended that the applicant has
indicated to residents that the agricultural shed will be used for the
production of bio fuel pellets from imported timber. The application form and
supporting documents do not indicate this and the Planning Authority can
only assess the submitted proposal. Matters relating to traffic and the road
have been assessed above.

Whilst there has been some removal or trees and hedgerows these are not
protected and the extent of the removal undertaken is in anycase limited.
Matters raised in respect of the Council objective for Natural & Semi Natural
Green Space and the impact on the green belt are assessed above.

In regard to potential health and sleep side effects from living beside a wind
turbine, there is no evidence to support this. One objector has stated that
there will be a detrimental effect on the mental health of those living closest.
In October 2020 the RTPI published “Mental Health and Town Planning,
Building in resilience” practice advice. This advice note states that where
someone lives can have an impact on their mental health. It is reported that
the majority of people with a mental health condition have lived in housing
that has made their mental health worse. The quality of the wider built
environment is also a determining factor for mental health, with noise,
pollution levels, quality of greenspace, access to services and even ‘beauty’
all playing a part. The proposal will not remove access to greenspace, noise
levels are considered to be acceptable and no pollution will be created from
the proposal itself. Views from those closest will be obscured of the wind
turbine and shed due to the tree cover. As such, it is considered that the
proposal will not have an adverse impact upon mental health. One objector
states that West Dunbartonshire Council's Open Space Strategy 2011
states that planning authorities are expected to support, protect and
enhance open space and opportunities for sport and recreation. As set out
in the assessment above, the development proposal will not impact upon or
result in the loss of open space that has been laid out with the purpose of
providing amenity, an area of public access or an area for countryside
recreation.

Any perceived impact upon property values is not a material planning
consideration. Finally, which some concerns have been expressed
regarding the detail shown on submitted application documents, it is
considered that the submission is sufficient to allow a fully informed
assessment of the planning application.
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CONCLUSION

The proposed wind turbine complies with both the adopted and proposed
local plans as well as NPF4. The sloping landscape and urban character in
the vicinity of the site mitigates against the visual impact of the turbine on
the Kilpatrick Hills or Loch Lomond and the Trossachs National Park and
there would be no adverse cumulative impacts. The distance from the
nearest residential property and intervening tree coverage is sufficient to
ensure that there would be no unacceptable impact on residential
properties. A legal agreement would ensure that a suitable financial bond is
put in place to cover future restoration liabilities for the site and community
benefit would also require to be addressed in a similar way.

However, in terms of the proposed shed also included as part of the
application, no evidence has been provided by the applicant in order to
establish that the land is part of an agricultural holding or otherwise
comprises a farming operation at this location. It is therefore not considered
that the application site can be classed as comprising part of an agricultural
unit and it cannot be concluded that the shed is required for agricultural
purposes. Furthermore, the applicant also fails to quantify what wind turbine
parts would require to be stored routinely on site and why spare parts would
not simply be brought to the site should they require to be fitted. Given the
above, it is concluded that the proposed shed is not a form of development
which can be supported in this green belt location with reference to Policy
8 of NPF4 and Policies GB1 of both the adopted Local plan and proposed
Local Development Plan and would result in an unjustified sporadic
development within the green belt location.

REASONS FOR REFUSAL

. It has not been demonstrated that the proposed agricultural shed is being

provided in association with an agricultural land holding, nor has the nature
of any farming operation at this location been quantified. Therefore it cannot
be concluded that the proposed shed is specifically required to support
agriculture at this green belt and the shed would result in unjustified
sporadic development within the green belt location. It is thus not a form of
development that is supported in the green belt by Policy 8 — Green Belts
of the National Planning Framework 4, Policy GB1 — Green Belt of the
adopted West Dunbartonshire Local Development Plan, Policy GB1 —
Greenbelt and Countryside of the proposed West Dunbartonshire Local
Development Plan 2.



Pamela Clifford

Planning, Building Standards and Environmental Health Manager

Date: 2" August 2023

Person to Contact:

Appendix:

Background Papers:

Wards affected:

Pamela Clifford, Planning & Building Standards
Manager
Email: Pamela.Clifford @west-dunbarton.gov.uk

Location Plan

1
2
3.
4.
5
6

~

Application forms and plans

Consultation responses

Representations

National Planning Framework 4

West Dunbartonshire Local Plan 2010
Proposed West Dunbartonshire Local
Development Plan 2 2020, as amended
Kilpatrick Hills Local Landscape Area Statement
of Importance

Renewable Energy Local Development Plan
(Proposed Plan) Planning Guidance November
2016

Ward 3 (Dumbarton)


mailto:Pamela.Clifford@west-dunbarton.gov.uk

	WEST DUNBARTONSHIRE COUNCIL

