
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2011/0103/P

	Development Proposed:
	Proposed erection of a wind turbine on a 43m tower for the farm use and as a farm diversification project. The output is 330kW. Westby Hall Farm, Gisburn, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Gisburn Parish Council – The Parish Council wish to object to the proposal. It is felt that such a turbine would conflict totally with the landscape and heritage of the area and is unacceptable so close to an Area of outstanding Natural Beauty. It is noted that the turbine would be visible from a wide surrounding area, and there would consequently be considerable negative impact on the rural setting. The turbine would be adjacent to one of the main routes in and out of the Ribble Valley, an A.O.N.B. and therefore significant area for tourism. The turbine would be visible from the A682 and A59 as well as properties in the locality and would detract significantly from the local landscape. It is understood why this particular dairy farm requires this system (and the amount of electricity stated) when other dairy farms in the locality manage without and it is felt that the application is a means of venturing into a different commercial enterprise, that of electricity supply and is motivated by financial gain. Local properties and residents could be adversely affected by noise from the turbine.

Rimington and Middop Parish Council – The Parish Council object to this proposal. The proposal is for a wind turbine for farm use and as a farm diversification project.  It is clear that this project, particularly one of this size, is primarily an industrial development project on agricultural land.  The prime driver of this would appear to be financial with little regard for the local environment and the local residents. The visual impact that this will have on the area is considerably downplayed in the photograph accompanying the application.  The proposed turbine would be adjacent to one of the main routes in and out of the Ribble Valley a significant area for tourism.  The photograph coming out of Gisburn, barely shows the turbine standing in front of the classic view of Pendle Hill.  This device will be clearly visible from the A59 and the A682 in both directions.  We should not do anything to detract from our area’s stunning landscape - the main reason for the importance of tourism to the prosperity of the region. The turbine will have a significant impact on the lives of people living on Rimington Lane - the amenity value of the area will be affected and the impact on property values cannot be underestimated at a time of depressed house prices. Whilst we have studied the noise report with interest, we believe that the noise and visual impact on local properties cannot be underestimated.  It is noted that the proposed site of the turbine is a significant distance from the farmhouse (almost equidistant with Eel Beck) with farm building obscuring the view.

We believe that this is one of a number of similar projects being sold by this organization and it’s local representatives to exploit current subsidies and feed-in tariffs that we understand will end next year. It is the council’s opinion that this application is driven by GRANTS, GREED and PROFIT with no regard for the area.  If it is approved then this will bring about a large number of similar applications, some of which are awaiting the outcome of this application.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Craven District Council – Craven District Council raise no objection to the proposed turbine.

LCC Landscape Architect (A.O.N.B.) - Due to the lack of information provided I am not able to comment fully on the impacts of the proposed wind turbine on the setting and character of the AONB, however I think the following initial comments are worth considering:

a) The prominent application site lies within a landscape character area, which has a moderate – high sensitivity to wind energy development (ref. Landscape Sensitivity to Wind Energy Development in Lancashire, February 2005, Lancashire County Council). In addition there is good intervisibility with a nearby landscape character area that is highly sensitive to wind energy development (the AONB).  

b) The proposed wind turbine would lie within the setting of listed buildings. 

c) The proposed wind turbine would occupy the foreground of important views from the area to Pendle Hill. Views of this significant landmark are one of the key features of the area's landscape amenity and a great asset. 

d) The Forest of Bowland AONB Landscape Character Assessment advises, "Encroachment of large scale development such as wind farms, masts and pylons into the area would also have a significant effect on landscape character". 

e) The proposed turbine would be widely visible from the area's footpath network. The turbine would be just 117m from the nearest public right of way. 

f) Due to the wind turbine's proposed location out in an exposed open field, no functional relationship could be established with the development that it would provide electricity to. 

g) The Forest of Bowland AONB Landscape Character Assessment considers the Undulating Lowland Farmland landscape character type that the site is situated within to be moderately sensitive to development. In addition the character assessment recommends:

· that "Open views towards the Unenclosed and Enclosed Moorland Hills, and the Moorland Plateaux Landscape Character Types should be conserved".
· the "overall condition of the Undulating Lowland Farmland Landscape Character Type is considered to be good".

h) The scale of the proposed turbine may not be appropriate for the landscape and it is certainly beyond the kind of 'domestic' scale installation, which in recent years has been successfully accommodated within or near to the AONB. The presence of nearby small-scale landscape features such as trees would likely emphasize the potentially disproportionate scale of the wind turbine.
Natural England – This type of proposal does not fall within the scope of the consultations that Natural England would routinely comment on, and we would expect the LPA to assess and consider the possible impacts resulting from this proposal when determining this application.

HSE (Hazardous Installations Directorate) – Plans for such developments are not appropriate to put through the PADHI system as people will not be required to work on site apart from periodic maintenance. The pipeline operator must be consulted regarding the installation.

SABIC North East Pipeline Manager - I have suggested that a member of our team meets with the developer on site, to accurately locate the route of the Trans-Pennine ethylene pipeline in order to ascertain the planned distance of the wind turbine from the pipe. The guidelines issued by the United Kingdom onshore pipeline association (UKOPA) states that the turbine base should have minimum separation distance of 1.5 x the nacelle height of the wind turbine. In this case if the nacelle height is 43 metres, the separation distance should be in excess of 64.5 metres. The proposal would therefore fall within the inner zone of the pipeline.



	CONSULTATIONS: Additional Representations

	RVBC EHO - It appears that due to the remoteness of the location and nearest 'non associated' residential properties being some 5/600 metres distant and taking intro account the operation of the plant, there is unlikely to be any material noise impact from this development. I would however recommend that a condition be applied 'to require the wind turbine to be maintained/serviced in strict accordance with manufacturers recommendations'.

RVBC Countryside Officer - As part of the application a desktop study of bird data should be carried out and submitted and included in any design and access statement. As the turbine is at the top end of the domestic/micro wind turbine size the impact could be greater than a smaller turbine, therefore assessment of the impact of the proposed should be made. If there is no important population of bird species sensitive to wind turbines on site or over flying and there is no loss of habitat it is unlikely that the RSPB would object. I am given to understand from the RSPB Wader Project Officer that the area may not be a wader hot spot, however I would like him to see the details and confirm this.

22 letters from adjacent households/land owners/businesses have been received in regards to this application, with the following points being raised in objection to the proposal.

1. Visible from a wide area, and visually detrimental to the area,

2. Noise levels will impair peace and tranquillity of the area,

3. With such a low output, the turbine offers no obvious community benefit,

4. This is an area of great natural beauty, and the proposal will visually scar the area for miles around, and its scenic reputation for many miles around,

5. The proposal will only benefit the owners of Westby Hall Farm and the company supplying and installing it,

6. Site is within two areas of the A.O.N.B. and will have a visually detrimental impact on both,

7. Impact on migratory birds that use the above corridor,

8. Impact on curlew breeding sites within the nearby vicinity,

9. The scheme will have a negative environmental impact on the Ribble Valley that would far outweigh any positives,

10. The economic benefit of the Application will be paid for by every resident close to the site who will live in the shadow of the tower,

11. Size of the turbine will be an eyesore for miles around, it seems unthinkable that such a monstrous construction might be considered,

12. This development would not preserve the beautiful countryside,

13. Would approval of this one not just open the flood gates,

14. If the Applicant requires power for this farm, surely it doesn’t need such a large turbine?

15. The scheme should be rejected in order to continue to preserve the rural beauty, heritage and landscape of this part of Ribble Valley,

16. This proposed, industrial sized turbine is totally out of keeping with the location,

17. When considering the high carbon footprint created in building, transporting and erecting a turbine of this size, the benefits reaped are negligible,

18. Approval of such a turbine could potentially be detrimental to those relying on the Tourism Industry in the Ribble Valley,

19. The commercial grounds do not justify the proposal,

20. The Turbine will also be visible at night due to the flashing light on top,

21. The Turbine will dominant the landscape,

22. The British Wind Energy Association cites wind power as the second least efficient form of renewable energy production,

23. Turbine will be visible from our property, thereby reducing the property value,

24. Scheme is out of place and inappropriate in an open rural area that would effect extensive views across to Pendle Hill,

25. Overall height will actually be over 60m,

26. Surely something of this nature would be more suitable on an industrial estate?

27. It is not an appropriate position for this non-ecofriendly, uneconomical system for generating electricity,

28. Why is low, lying grassland considered suitable for a turbine?

29. The turbine will be taller than any trees within the nearby vicinity,

30. It will be visible from what J. R. R. Tolkien based his middle-earth on, from Malham Cove and Gordale Scar, Penyghent, Pendle Hill, Waddington Fell etc.

31. Gisburn will no longer be known for its Auction Mart, Stirk House Inns but for the first village to have a turbine tower over it,

32. The noise data is not reassuring and surely cannot be acceptable,

33. The doctored photographs are of such low quality that I struggle to assess the actual development,

34. Lack of notification to residents of Gisburn,

35. The 333KVA industrial wind turbine will generate a range of constant, high, medium and low pitched noise from an unvarying source that will not go away,

36. A Wind Turbine will generate no more than 25% of maximum capacity over time,

37. Too close to a rural community, who would be impacted on, but will not be benefitted by the proposal,

38.  An enormous turbine has been erected near Garstang already, and this indicates how dominate and visually detrimental proposals of this type can be,

39. Photomontages give no idea as to the scale and visual impact of the turbine,

40. The figure of over 60dB in terms of the noise is worrying,

41. Contrary to Local Plan and National Policy, and

42. The three major holiday parks adjacent to this site would undoubtedly be affected which would subsequently have a negative impact on the local economy.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV2 – Land adjacent to Area of Outstanding Natural Beauty.

Policy ENV3 – Development in Open Countryside.

Policy ENV24 – Renewable Energy

Policy ENV25 – Renewable Energy

Policy ENV26 – Wind Energy.

PPS22 – Renewable Energy.

Companion Guide to PPS22 ‘Planning for Renewable Energy’.

Draft National Planning Policy Framework.

Forest of Bowland AONB Renewable Energy Position Statement.


	POLICY REASONS FOR REFUSAL:

	Proposal by virtue of its location, siting, scale and height would be contrary to Policies G1, G5, ENV2, ENV3, ENV24, ENV25, ENV26 of the Districtwide Local Plan, Forest of Bowland AONB Renewable Energy Position Statement, PPS 22 and the Draft NPPF, in that it would represent an isolated, incongruous feature into the open landscape to the detriment of the visual amenity of the area.

The proposed wind turbine by virtue of its size, siting and location so close to the adjacent Public Right of Way would impact on the enjoyment of walkers, contrary to Policy G1.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The site for the proposed turbine is approx. 150m south of Westby Hall Farm and its associated buildings, approx. 500m west of the adjacent highway the A682 although approx. 100m north of the nearest adjacent Public Right of Way that runs through the site. The site is positioned approx. 1km south of Gisburn. The site also lies within open countryside as designated within the Districtwide Local Plan, however the edge of Forest of Bowland Area of Outstanding Natural Beauty can be found 1km north of the site.

The proposed turbine is positioned on a flat area of open agricultural land, with a number of native tress sporadically positioned on field and highway boundaries. In considering this application, the main issues to look at are,

· how the proposal compares to the relevant Planning Policies, both Local and National.

· The justification for the proposal,

· the visual impact the erection of the mast will have on the area, and

· 
the potential impact the mast may have on the amenity of nearby neighbours and general public using the nearby right of way.

Paragraph 153 of the Draft National Planning Policy Framework, a material consideration, notes that ‘When determining planning applications, local planning authorities should apply the presumption in favour of sustainable development and:

· not require applicants for energy development to demonstrate the overall need for renewable or low-carbon energy and also recognise that even small-scale projects provide a valuable contribution to cutting greenhouse gas emissions; and
· approve the application if its impacts are (or can be made) acceptable. Once opportunity areas for renewable and low-carbon energy have been mapped in plans, local planning authorities should also expect subsequent applications for commercial scale projects outside these areas to demonstrate that the proposed location meets the criteria used in identifying opportunity areas.
Within Planning Policy Statement 22: Renewable Energy it states that “In sites with nationally recognised designations (Sites of Special Scientific Interest, National Nature Reserves, National Parks, Areas of Outstanding Natural Beauty, Heritage Coasts, Scheduled Monuments, Conservation Areas, Listed Buildings, Registered Historic Battlefields and Registered Parks and Gardens) planning permission for renewable energy projects should only be granted where it can be demonstrated that the objectives of designation of the area will not be compromised by the development, and any significant adverse effects on the qualities for which the area has been designated are clearly outweighed by the environmental, social and economic benefits. Small-scale developments should be permitted within areas such as National Parks, Areas of Outstanding Natural Beauty and Heritage Coasts provided that there is no significant environmental detriment to the area concerned.” Further details of how an application such as this must be assessed can be found within the Companion Guide to PPS22 ‘Planning for Renewable Energy’, against which the proposal has also been assessed.
With regards to the Local Plan Policies, ENV25 states that “In assessing proposals for renewable energy schemes, the Borough Council will have particular regard to the immediate and wider impact of the proposed development on the landscape, and A.O.N.B.” and Policy ENV26 states that “Development proposals within or close to the Area of Outstanding Natural beauty will not be allowed, unless;

· the proposal cannot be better located outside such statutory designated areas,

· the proposal is acceptable in environmental and landscape terms; and

· any adverse environmental impacts as far as practicable have been mitigated.

Policy ENV2, Land adjacent to Area of Outstanding Natural Beauty, notes that ‘The landscape and character of those areas immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of the development will be important factors in deciding planning applications (see Policy G1). The protection, conservation and compatibility with Policies to enhance the natural beauty of the adjacent A.O.N.B. will be the most important considerations in the assessment of any development proposed’.

Policy G5 notes that ‘Outside the main settlement boundaries and the village boundaries planning consent will only be granted for small scale developments which are needed for the purposes of agriculture.’
The designation of the wider landscape as A.O.N.B. is indicative of a high value landscape, and one that may be particularly sensitive to wind energy development. Whilst many recent wind energy development planning applications in and adjacent to A.O.N.B.’s show that wind turbines have been given planning consent, it may appear that a precedent is now well established that such development can be considered acceptable. This is not the case, as all schemes must prove that there are no unacceptable and adverse environmental and amenity impacts. The Design and Access Statement and supporting letters submitted by the applicant make no reference to the above Policies or how the proposal complies with the relevant National and Local Planning Policies, but chooses to only briefly discuss the perceived minimal impact the mast will have, choosing to focus on the reasons for choosing the turbine and how it will help the UK meet its renewable energy requirements. The relevant Local and National Policies all note that proposal of this nature should only be approved where it can be demonstrated that the objectives of the designation of the area are not compromised, and that there are no significant environmental impacts on the area as a whole, and in this instance it is considered that approval of this turbine would compromise the designation of the area by virtue of its unjustified visual intrusion; the following will outline why.

The application site is just 1km from the Forest of Bowland Area of Outstanding Natural Beauty (A.O.N.B.), a designated landscape which, according to Planning Policy Statement 7: Sustainable Development in Rural Areas, has "the highest status of protection in relation to landscape and scenic beauty". This status and importance in landscape planning terms has been carried over into the emerging National Planning Policy Framework, which, inter alia, requires local planning authorities to "give great weight to protecting landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty".
 

Although the application site is not within the A.O.N.B., Planning Policy Statement 22 on renewable energy states in paragraph 14 "the potential impact on designated areas of renewable energy projects close to their boundaries will be a material consideration to be taken into account in determining planning applications." Since the proposed wind turbine would be located close to the A.O.N.B. and within an area, which forms part of the setting to it, consideration of its impacts on the A.O.N.B. is therefore essential. Judgements on whether development proposals near to an A.O.N.B. would bring about significant impacts on the designated landscape need to be informed by a rigorous assessment of likely landscape and visual impacts. This is particularly important when trying to determine the acceptability of the likely landscape and visual impacts of a proposed wind turbine with an overall height of 60.98m (43.36m to the hub), the effects of which could be over experienced over a large area.

A key document in the assessment process is the quality of the information provided by the applicant in support of his application particularly that in his landscape and visual impact assessment (LVIA). This document needs to demonstrate that likely impacts have been addressed and, crucially, provide local planning authorities with the information they need to make informed judgements on the acceptability of impacts. Unfortunately the documents submitted in support of the application for a wind turbine do not contain sufficient information to enable a full assessment of likely landscape and visual impacts. In fact all that has been provided is a few visualisations.

Due to this lack of information provided, the LCC Landscape Architect (A.O.N.B.) is not fully able to comment on the impacts of the proposed wind turbine on the setting and character of the A.O.N.B., however as Case Officer I do agree with his initial comments, namely,

1. The prominent application site lies within a landscape character area, which has a moderate – high sensitivity to wind energy development (ref. Landscape Sensitivity to Wind Energy Development in Lancashire, February 2005, Lancashire County Council). In addition there is good intervisibility with a nearby landscape character area that is highly sensitive to wind energy development (the AONB),

2. the proposed wind turbine would occupy the foreground of important views from the area to Pendle Hill. Views of this significant landmark is one of the key features of the area's landscape amenity and a great asset,

3. the Forest of Bowland AONB Landscape Character Assessment advises that "Encroachment of large scale development such as wind farms, masts and pylons into the area would also have a significant effect on landscape character",

4. the proposed turbine would be widely visible from the area's footpath network. The turbine would be just 117m from the nearest public right of way,

5. due to the wind turbine's proposed location out in an exposed open field, no functional relationship could be established with the development that it would provide electricity to,

6. the Forest of Bowland AONB Landscape Character Assessment considers the Undulating Lowland Farmland landscape character type that the site is situated within to be moderately sensitive to development. In addition the character assessment recommends:
· that "Open views towards the Unenclosed and Enclosed Moorland Hills, and the Moorland Plateaux Landscape Character Types should be conserved", and
· the "overall condition of the Undulating Lowland Farmland Landscape Character Type is considered to be good".
8. the scale of the proposed turbine may not be appropriate for the landscape and it is certainly beyond the kind of 'domestic' scale installation, which in recent years has been successfully accommodated within or near to the AONB. The presence of nearby small-scale landscape features such as trees would likely emphasize the potentially disproportionate scale of the wind turbine.

With regards to a Landscape Character Assessment of the area, according to the Ribble Valley Landscape Character Assessment (contained at the back of the Districtwide Local Plan), the application site is situated on land considered to be Lowland Fringe Farmland landscape character type. Of particular relevance for this application is the following extract from the above document which highlights existing or potential landscape detractors to this area,

a) Intrusive, inappropriate and insensitive siting and design of new development,

b) Telegraph and electricity poles and wires, and

c) Large scale intrusive farm buildings and other unsightly farm structures or activities.

This document notes that the lowland fringe landscape is small scale and complex, with varied landform and vegetation, and whilst there is some industrial development, they are operated on a scale that does not create major visual problems.
In conclusion, there are three main concerns with the proposal namely,

a) Location and Scale

With the site's location on a flat open area of agricultural land close to the foot of Pendle Hill, given the scale of the turbine it would largely be seen over a great distance, and in stark contrast to the major and iconic landmark which exerts a strong influence over the surrounding areas and forms the backdrop to countless views from the Forest of Bowland A.O.N.B. and surrounding areas. This location in particular is relatively sensitive to manmade vertical structures due to the absence of these features.

b) Lack of Functional Relationship

Crucial to the effective siting of wind energy development is the establishment of a functional relationship between the receiving landscape and the wind turbines. The impacts of wind farms/turbines are greatly reduced where its presence and design appear to be rational. Successful assimilation of wind energy development in the landscape depends to a significant degree on there being a clear functional relationship with the development it will provide power for or it is obvious that the turbine has) been located to maximise the available wind resource.

 
c) Landscape Sensitivity

The prominent application site lies within a landscape character area which has a moderate – high sensitivity to wind energy development (ref. Landscape Sensitivity to Wind Energy Development in Lancashire, February 2005, Lancashire County Council), and is within the visual shadow of Pendle Hill, hence the proposed turbine would be seen against it from many viewpoints. The application site's prominent location would result in significant landscape tranquillity impacts. In addition there is good intervisibility with a nearby landscape character area that is highly sensitive to wind energy development (the AONB). 
With regards to the justification provided by the Agent, the main details provided note that they have an average electrical consumption of 100kw units on the farm, and that this turbine will provide an energy source for these operations, supporting this local business and enabling the farm to become carbon neutral. There is no technical information provided to indicate exactly what the proposed turbine will produce on average, and as such it is difficult to adequately ascertain exactly what impact it will have in reducing the existing consumption on the farm. Given the guidance within the Draft NPPF which notes that Planners should not require applicants for energy development to demonstrate the overall need for renewable or low-carbon energy as we should recognise that even small-scale projects provide a valuable contribution to cutting greenhouse gas emissions, it is difficult to question the requirements of the Applicant. However, it is considered that a shorter/smaller turbine or indeed additional turbines that would not cause such significant visual harm could meet this requirement.
With regards to any potential impact on nearby neighbours, more specifically in regards to noise concerns, given that the proposed turbine/mast is approx. 450m from the nearest residential property, I do not consider the proposal to have an adverse impact on the nearby neighbours. However, given the close proximity of the turbine to the adjacent Public Right of Way, there is concern that the turbine could detrimentally impact on the enjoyment of users walking along this path.

In conclusion, the application site and surrounds, situated adjacent to the Forest of Bowland AONB, displays many of the key landscape characteristics for such an area. Therefore, such a designated area with these characteristics its protection is the most appropriate objective. Having assessed the scheme, given the location, siting and scale of the proposed wind turbine, it is considered that it will have an adverse impact upon not only the local character of this location, but also on the wider landscape that includes A.O.N.B. and the important and iconic landmark, Pendle Hill, appearing as isolated structures in an open field with no obvious visual connection to a farm or other buildings which they are generating electricity for (thereby emphasising the presence of the wind turbines and reinforce its appearance as incongruous isolated man made features in the rural landscape). These features of the proposed turbine would result in adverse landscape and visual impacts that would be unacceptable for this area.

As such, bearing in mind the above information and facts, the location, siting and scale of the development is not in accordance with the relevant policies, and it is therefore recommended that this application be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: Various 2011





TELEPHONE CLLRS:  YES / NO


DATE:














