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1.0 SUMMARY

1.1
  The report considers a proposal for a wind farm comprising 13 turbines on an area of land at Burnfoot Hill in the Ochil Hills located some 5km north of Tillicoultry.  The site is adjacent to the boundary with Perth and Kinross Council’s area and the access to the site from the A823 would be within their administrative area.  A separate application for works to upgrade the existing access road has been submitted to Perth and Kinross Council which has not been determined.  The site lies within the upland area of the hills and is situated within the Ochil Hills Area of Great Landscape Value.
1.2     It is proposed to generate electricity for a 25 year period and the proposed output would equate to the amount of electricity to meet the needs of approximately 14800 houses.  The predicted CO²  savings would be between 35000-58000 tonnes per annum.
1.3      A number of consultations has been carried out and while many bodies or groups have not objected, this has resulted in objections from Scottish Natural Heritage, Friends of the Ochils and the Ramblers Association (Scotland).  These principally relate to the potential adverse impact on landscape, visual amenity and the recreational enjoyment of the Ochil Hills both on its own or cumulatively with other consented or proposed wind farm proposals in the Ochil Hills and surrounding area.  Over 100 letters of objection and approximately 50 letters of support have been received which have been summarised in Appendix 2 of the report.  Other key planning considerations relate to potential impacts from construction and establishment activities, operational noise, construction traffic, the potential impact on tourism and the ecology/biodiversity value of the site.
1.4     A careful assessment of the relevant policy guidance has concluded that the proposal would accord with the Development Plan, taking particular account of the policies relating to renewable energy development, development affecting AGLV’s and the Countryside and the water environment.  The proposal is considered to be largely in accordance with relevant national policy advice.
1.5      Having regard to the concerns raised by consultees and third parties, and the proposed mitigatory measures, the proposal would not result in a sufficiently detrimental impact on;
· the landscape and visual amenity of the Ochil Hills on its own or cumulatively with other consented or proposed wind farms in the area.

· The recreational enjoyment and value of the Ochil Hills and specifically the highest summits and the Tillicoultry to Blackford right of way.

· The tourism industry in the area.

· The environmental quality and ecology of the area.

To outweigh the Development Plan support and justify withholding permission.  The application is therefore recommended for approval.
2.0 RECOMMENDATION

2.1 It is recommended that, subject to the prior conclusion of an agreement under Section 75 of the Town and Country Planning (Scotland) Act 1997, generally in the terms set out at Section 8.9 of this report, the application should be APPROVED with the conditions shown in Appendix 1.

3.0 BACKGROUND

3.1 The Proposals
(a) An application for planning permission accompanied by an Environmental Impact Assessment, has been submitted to develop a wind farm, comprising 13 turbines together with associated access tracks (approximately 6km in total length and 5.0 metres in width), crane hard standings at each turbine, a wind monitoring mast, a switchgear building, underground cable network and 3 temporary borrow pits and 2 construction compounds at Burnfoot Hill in the Ochil Hills (for location see Plan 1 attached).  It is proposed to generate electricity for a 25 year period once the turbines have been commissioned.

(b) The turbines would be 2 Megawatt Vestas V80 or similar.  Each turbine comprises a tapering cylindrical steel tower approximately 60 metres in height, which supports the nacelle (it houses the generator) which in turn is connected to three rotor blades measuring 42 metres in length.  

The maximum total height above ground level of each turbine would be 102 metres, i.e. 60m tower and the 42m long blade in the vertical position.  A 60m high anemometry mast would also be installed within the site.  The applicant suggests that the turbines be coloured light grey rather than white given that in most views they would not been seen against the sky but backclothed by land.  

(c) The turbines would start to generate electricity at a wind speed of 4 metres per second and cut out in wind speeds greater than 25 metres per second.  The blades would rotate at between 9 and 19 rpm depending on wind conditions.

(d) The turbines would be connected by underground cables and by an access track for construction/maintenance purposes.  There would be a hard standing (14m x 8m) next to each turbine.  A building would be constructed to house electrical equipment needed to connect the site to the electricity grid.  The building would measure 12m in length by 8m in width by 4.5m in height and would be located close to the turbines.

(e) Two temporary construction compounds would be required near to Backhills Farm (for location see Plan 1).  Rock material to form the tracks and surfaced areas would be sourced from three borrow pits (small quarries).  The 2 compounds and one of the pits would be within Perth and Kinross Council’s area and form part of a separate application for planning permission to that Council.  The applicant estimates that up to 40,000 tonnes of rock material could be removed from the three pits.  The construction period would be 12 months.

(f) It is proposed to connect the site to the national grid using an underground cable.  The applicant has provided information on the possible route of this cable (shown on Plan 1) which would connect to the substation on the B9140 west of Fishcross via Ben Buck, Ben Ever, the track to the west of Silver Glen and within the public highway from Alva.  The routing of the connection also has to be agreed with Scottish Power who would be responsible for its on-going maintenance.  

(g) The applicant has offered to contribute to a recreational access fund if the development proceeds.  The applicant would contribute £65,000 per annum over the life of the windfarm.  The fund would be used to enhance access within the Ochil Hills as a means of mitigating the visual impact of the windfarm on recreational use within the hills.  In addition, a local trust fund would be formed which would provide access to the surrounding community to funding for agreed types of projects.  It would be administered by a local panel.  The applicant would contribute £20,000 per annum.  The local trust fund would not be a material planning consideration in determining the application. 





3.2 Location
(a) The site would be located at Burnfoot Hill and an unnamed top to the south approximately 5km north of Tillicoultry (see Plan 1).  The site would be approximately 0.5km to the south west of Upper Glendevon Reservoir and the southernmost turbines would be approximately 1.5km north of the summit at Ben Cleuch.  Blackford would be approximately 5km to the north.  The nearest residential properties would be Backhills Farm (approx 1km) although the owner of the windfarm site has an interest in this property.  Frandy Farm, some 3.5 km to the east is the nearest sensitive residential property.  

(b) The turbines would be situated adjacent to the administrative boundary with Perth and Kinross Council’s area (see Plan 1).  The nearest residential properties and the site access route lie within Perth and Kinross Council’s area.

(c) The boundary with Stirling Council’s area would be approximately 4km to the west.

(d) The site lies within the Ochil Hills Area of Great Landscape Value as defined by the Local Plan.  This designation covers all of the Ochil Hills range within the Council’s area.  The area of the site within the neighbouring Council’s area is not designated as AGLV.

3.3
Access
(a)  Access would be taken from the A823 in Glendevon along the private single track road past the reservoirs and Frandy Farm.  This road would be located in Perth and Kinross.  A separate application for planning permission for the works to upgrade the road has been submitted to Perth and Kinross Council.  The works would include widening sections of roadway and lay-bys, a new bridge crossing of the River Devon east of Lower Glendevon Reservoir and a new section of roadway past Backhills Farm which would be crossed by the Tillicoultry to Blackford right of way.  Perth and Kinross Council has still to determine this application.

3.4 Renewable Energy Production
(a) The proposed 13 turbines would have a maximum installed capacity of 26 megawatts.  The predicted site output per year would be approximately 68,000 megawatt hours.  This would equate to the amount of electricity to meet the needs of approximately 14,800 houses.

(b) Once installed, a wind farm can produce energy without generating carbon emissions which, it is generally accepted, is a key cause of climate change.  The Executive’s strategy is to significantly increase the amount of electricity generated from renewable resources.  It has set a target of 18% of electricity generated in Scotland coming from renewable sources by 2010 rising to 40% by 2020.  The 18% target has recently been achieved on the basis that all the consented projects are implemented.  
The Executive has also highlighted the important contribution that renewable energy proposals can make to achieving a secure and diverse mix of supplies. 

(c) Compared with electricity production by fossil fuel power stations, the applicant has predicted that the windfarm would save between 35000-58000 tonnes of CO2  per annum.  The construction phase would generate carbon emissions but the amount generated would be offset by the savings in carbon free energy production within 6 months of production commencing.  Once commissioned, it would also not produce any other greenhouse gas emissions.

3.5 Wind Farm Development in the Ochils
(a) Although the application is the only proposal for a wind farm in Clackmannanshire, there have been 7 other applications for wind farm developments in the Ochil Hills to the east of Glen Eagles and Glen Devon within Perth and Kinross.  These sites are identified on Plan 2 attached to the report and their current status is as follows: 


	Name
	No. of turbines
	Distance From Application Site (km)
	Planning Status

	1. Greenknowes

2. Littlelaw

3. Snowgoat Glen

4. Lochelbank

5. Mellock Hill

6. Knowehead

7. Tillyrie
	18

14

10

12

14

24

5
	8

11

12.5

27

13

15

20
	Approved on Appeal

Currently at appeal

Currently at appeal

Currently at appeal

Currently at appeal

Withdrawn

Refused – revised application submitted in December 2006

	(b) The existing windfarms at Braes of Doune near Stirling and Earlsburn near Fintry have also been shown on Plan 2 since these have been assessed in terms of their potential cumulative visual and landscape impact with the proposal.


4.0 CONSULTATIONS

4.1. A large number of bodies or groups have been consulted on the application and the Environmental Impact Assessment.  A summary of the responses is provided below.  





4.2. Responses from Consultees.

	Consultee
	Issues
	Objection

	SNH
	Adverse landscape, visual and recreational impacts on the Ochil Hills in relation to the proposal and cumulatively with the consented site at Greenknowes and the potential 4 other sites currently at appeal.  Also adverse cumulative impact with Greenknowes windfarm on the Gleneagles Hotel Historic Garden and Designed Landscape (HGDL).  No objection to impact on wildlife or habitat.  Holding objection on the potential impact on goose populations of the South Tayside Goose Roost Special Protection Area has been withdrawn following additional details from the applicant.
	Yes

	SEPA
	Initial concerns relating to impact on hydrology/pollution/drainage have been addressed by the applicant and subject to the proposed conditions.
	No.

	Friends of the Ochils
	Adverse impact on landscape (AGLV), visual amenity and recreational enjoyment of the Ochils and in particular on the main peaks which attract significant number of visitors.  Contrary to the Development Plan.  Adverse impact on visitor number and tourism.
	Yes

	Historic Scotland
	Initial concerns regarding information on the impact on Drummond Castle HGDL addressed by applicant.  Otherwise, no adverse comments.
	No

	National Air Traffic Services Ltd (NATS)
	No conflict with aviation safety.
	No

	Civil Aviation Authority (CAA)
	Have not replied.  Condition proposed to consider any comment.
	No

	Environmental Health
	Independent advice on the applicant’s noise assessment sought from noise consultant.  Satisfied with the findings of the review that no adverse noise impact subject to the proposed conditions.
	No

	Roads & Transportation
	Traffic Management Plan recommended to minimise any impacts on the Council road network.
	No

	Clackmannanshire Tourism Association
	Have not replied.
	No

	Stirling Council
	No significant adverse landscape and visual impacts on their area.  They recognise the visual impact on recreational users of the hills would be unavoidable.  The proposal is considered to be in general conformity with the Structure Plan.
	No

	Regional Archaeologist
	No site issues.  Insufficient details if grid connection route down southern escarpment to Alva followed.  This would require additional survey work.  Condition attached to regulate.
	No

	Scottish Executive
	Review of E.S. carried out.  No adverse comments.
	No

	Royal Society for the Protection of Birds (RSPB)
	Initial concern about potential impact on recorded peregrine breeding site near to the site.  Further analysis, in consultation with SNH, concluded that no additional mitigation would be necessary.  Habitat enhancement measures supported.  Monitoring of peregrine activity recommended if consent granted.  
	No

	Ramblers Association
	Adverse impact on landscape/visual amenity/recreation/character in relation to the proposal and cumulatively with other sites.  Contrary to the Development Plan.
	Yes

	Tillicoultry Community Council
	Have not replied.
	No

	Alva Community Council
	Noted the site would not be visible and have no noise impact. No adverse comments.
	No

	Perth & Kinross Council
	Initial request to Scottish Ministers to call in application turned down.  No further response to the application.
	No

	Scottish Wildlife Trust
	Have not replied.
	No

	Scottish Water
	Require consultation on detailed method statement to address pollution risks if application is approved.
	No

	Fife Council
	No response received.
	No

	Argyll, Stirling & The Trossachs Tourist Board
	No response received
	No

	Scottish Power
	No objection.  Currently considering application from applicant for grid connection.
	No

	Central Scotland Raptor Study Group
	Consider that the peregrine breeding site should be safeguarded. By removing 2 turbines. The last recorded use was in 1993.  Our further analysis in consultation with SNH and RSPB concluded that no mitigatory action would be necessary.
	Yes unless the 2 nearest turbines are deleted

	Ministry of Defence
	Have not replied.  Condition proposed to consider any comment.
	No

	JMP Consulting (Trunk Road)
	Satisfied no adverse impact on trunk road network due to large turbine components beign delivered via the A9 to the north..
	No

	Auchterarder, Crieff, East Strathearn, Muthill and Tullibardine, Braco and Greenloaning and Fossoway Community Councils
	These groups were consulted on the application by Perth & Kinross Council.

East Strathearn Community Council has objected.  They are against the principle of on-shore wind farms due to the adverse landscape impact.


	Yes – 1

No – 6




4.3
The various points raised by consultees have been considered as part of the assessment of the proposals and this has resulted in additional information being submitted by the applicant where necessary.  A number of issues could be addressed by conditions and legal agreement.  The main areas of contention relate to the landscape/visual and recreational impacts which are discussed in Sections 7.0 and 8.0 below.

5.0 PUBLICITY AND REPRESENTATIONS

5.1. The application has been the subject of extensive publicity by the applicant. There are no notifiable neighbours.

5.2. A newsletter was distributed by the applicant to 5,477 homes within 7km of the site and two public exhibitions were held at Tillicoultry Community Centre and Blackford Village Hall shortly after the application was submitted.  The applicant had undertaken a similar process prior to the submission of the application in November 2005.

5.3. The application was also advertised in the local press and the Edinburgh Gazette as required by the Environmental Impact Assessment (EIA) (Scotland) Regulations 1999, as a “bad neighbour” development and as being potentially contrary to the Development Plan.

5.4. As a result of this publicity 164 representations have been received.   Of these:

· 117 letters object to the development and

· 47 letters support the development.

5.5. A brief analysis of the representations is provided below:

1) Objectors resident in: 
Clackmannanshire  -  75

Perth & Kinross  -  14
Elsewhere -
28

2) Groups:

Muckhart and Glendevon Amenity Society

Forth Valley Mountaineering Club

Bearsden and Milngavie Ramblers

Members of Glasgow Glenmore Hillwalking Club

3) Objections have predominantly been received from residents in Clackmannanshire (64%) as well as residents living within 40km of the site.  Objections from individuals as far afield as Hong Kong, Australia and England have been received and from Bruce Crawford MSP and Brian Monteith MSP.

4) Supporters resident in:
Clackmannanshire  -  8

Perth & Kinross  -  37
Elsewhere - 2

5) The main geographic spread of support is from residents in Blackford (18) and Auchterarder (6) which are within 10km of the site.

5.6
A summary of the representations raised by objectors and supporters, and a list of those who have submitted representations is provided in Appendix 2 at the end of this report.

6.0 PLANNING POLICY POSITION
6.1. Section 25 of the Town and Country Planning (Scotland) Act 1997 requires the determination of an application to be made in accordance with the provisions of the Development Plan unless material considerations indicate otherwise.  The Development Plan comprises the Clackmannanshire and Stirling Structure Plan and the Clackmannanshire Local Plan.  An Alteration to the Structure Plan was approved by Scottish Ministers in 2004 which provides policy guidance on renewable energy developments.  This Alteration reflects the most recent relevant national policy guidance relevant to windfarm proposals.

6.2. In complex cases such as this there may be a number of individual policies in the Development Plan that are relevant and which may provide varying degrees of support or not for the proposal.  In order to determine if a proposal accords with the Plan, SPP1 – The Planning System provides guidance on the steps to follow, namely:-

· Identify any provisions of the Plan relevant to the decision.

· Interpret these carefully looking at the objectives of the Plan as well as the detailed wording.

· Consider if it accords with the Plan.

6.3. The results of the above process are summarised below:-

(a) Clackmannanshire and Stirling Structure Plan
· Policy SD1: Key Principles: Comment: This requires an assessment of the contribution of any development to achieving the Plan’s strategy of “Working Towards Sustainable Development”.  It is considered that the renewable energy production would make a significant contribution to sustainable development although this has to be weighed against the environmental impact.  The Policy defines nine principles against which proposals should be judged in order to help establish if it would contribute to the underlying strategy.  

Our assessment has concluded that the proposal would score positively against five of the principles, neutral against three and negatively against one.  The negative score relates to the potential of the development to contribute to the enhancement of the quality of the natural environment.  It is not considered that this impact would be sufficiently negative to justify withholding consent.  Overall the Policy is complied with.
· Policy ENV1 – Nature Conservation.  The application would not result in any significant adverse impact on the habitat and conservation interest at the site or surrounding area.  The proposed mitigatory measures should increase the overall biodiversity value of the site.  The Policy is complied with.
· Policy ENV2 – Protected Landscapes – The policy restricts development within AGLV’s to that which comply with Policy ENV3 and which would not adversely affect the overall quality of the designated area.  The proposal would comply with Policy ENV3 (see next bullet point).  Although the development would introduce significant change to the landscape, the visual impact would be largely contained to an area visible from the main summits of the Ochil Hills and from part of the Tillicoultry to Blackford right of way.  However, the windfarm would not be visible from many parts of the Ochil Hills AGLV in views of the hill range from the carse of Forth; would not affect views of the escarpment, summits and skyline from settlements and other sensitive viewpoints to the south and west; and the settlements/areas with greatest visibility would be between 10-25km away.  This is discussed in paragraphs 7.2-7.4.  It is considered that the overall quality of the AGLV would not be adversely affected.  The Policy is complied with.
· Policy ENV3 – Development in the Countryside – The policy restricts the type of development to that dependant on a countryside location.  Renewable energy proposals would meet this locational test.  The policy states that proposals should be suitable for its location in terms of function, siting and design, and respect features of value to the character of the area. It is recognised that the introduction of commercial wind turbines will introduce large man made structures within a countryside setting which will have a significant landscape and visual impact.  However, it is considered that the proposal has sufficiently mitigated the various impacts that would be created. On balance, the Policy is complied with.
· ENV6 – The Historic and Built environment – It is considered that the proposal would not on its own or cumulatively with other consented or proposed windfarms have a significant adverse impact on listed buildings or any designed landscape.  The Policy is complied with.
· ENV9 – Water Resources Management – It is considered that the potential impact on water management issues have been satisfactorily addressed subject to the proposed conditions.  The Policy can be complied with.
· ENV14 – Renewable energy – The Policy provides support for renewable energy developments where they would conform with other Plan policies.  The accompanying text highlights the current pre-eminence of wind turbines in meeting short to medium term national renewable energy targets and that specific locational guidance has been provided in Policy ENV16.  The accompanying text however, states that the “supportive approach will not be at the expense of the environment”.  The assessment of relevant policies demonstrates that the proposal would accord with most of these.  On balance, this Policy is complied with.

· ENV16 – Wind Energy – Individual proposals have to be assessed against four key principles, namely:-

1.  A presumption against development in specified “Exclusion Areas” to safeguard important and iconic landscape/built heritage/natural heritage resources.

2.  Other areas outwith the “Exclusion Areas” are within an “Area of Search”.

3.  Local Plans should set out detailed policy considerations.

4.  The adverse effects of cumulative impacts should be avoided.

The accompanying text states that the Policy has been prepared taking account of national guidance in NPPG 6 and PAN 45, the strategic locational guidance on on-shore windfarms produced by SNH and local technical and environmental factors.  The proposals would not be within or adversely affect any of the specified Exclusion Areas including the Ochil Hills escarpment, areas of Green Belt or the setting of Sheriffmuir battlefield, Stirling Castle, Wallace Monument and Bannockburn battlefield.  The presumption against wind farm development does not apply to proposals within AGLV’s.  In terms of cumulative impact, we have concluded in para 7.4 below that the development would not result in any unacceptable adverse cumulative impact on landscape, visual amenity or heritage features.  The proposal would satisfy Points 1, 2 and 4.  Point 3 would be neutral as the Local Plan has not been updated to reflect Policy ENV16.  The Policy has been complied with.
(b) The Clackmannanshire Local Plan


· Policy EN1 – Sites of Local ecological Importance – The Policy would not support development which would undermine the objectives of the Local Biodiversity Action Plan (LBAP).  The proposal would not result in an adverse impact on species or habitats contained in the LBAP.  The Policy has been complied with.
· Policy EN2 – Landscape and Ecology – The Policy seeks to protect landscape in designated AGLV’s and requires proposals to satisfy three tests, namely:-

1.  It must be an appropriate use (which includes renewable energy initiatives).

2.  That there is a specific need for the development that could not be met in a less sensitive location.

3.  The landscape character and scenic interest would not be adversely affected.

The windfarm use would be an appropriate use and satisfies the first test.   Paragraph 19 of NPPG 6 states that “renewable energy developments should be accommodated throughout Scotland where the technology can operate efficiently and environmental effects can be addressed satisfactorily”.  Within the context of Clackmannanshire it is considered that there would not be any obvious more suitable site outwith the designated AGLVs which would be likely to physically contain and limit the various impacts associated with windfarm proposals as well as the Burnfoot Hill site. The site also lies within the “Area of Search” identified in the Supplementary Key Diagram of the Structure Plan.  The proposal is considered neutral or possibly negative in relation to this test.  Finally, in terms of the third test, the proposal would have an adverse impact on the landscape interest and scenic interest in some views of the Hills and in particular from the main summits and the right of way.  Since the test does not refer to the effect on the overall quality of the AGLV as Structure Plan Policy ENV2 does, the proposal would fail this test.  On balance the Policy has not been complied with.
· EN6 – Listed Buildings – Same as Policy ENV6 above.  The Policy is complied with.



· EN9 – Nationally Important Gardens and Designed Lansdscapes – The landscape assessment details demonstrate that the proposal would not result in any unacceptable adverse impact.  The Policy is complied with.
· EN15 – Planning and Environmental Protection - The potential environmental impacts have been evaluated and no adverse impact should occur.  The Policy is complied with.
· EN18 – Development in the Countryside – The Policy restricts development in the countryside to necessarily rural based activities which should be assessed against a number of criteria.  On balance, the Policy is complied with.
· INF4 – Development Standards – The proposal should not create any unacceptable road safety impacts subject to the proposed conditions and complementation of the access improvement.  This Policy is complied with.
· INF9 – Renewable Energy Development (Interim Policy) – This Policy predates the relevant Structure Plan Policies ENV14 and ENV16 and will be reviewed as part of the alteration of the Local Plan.  The Policy explicitly states that windfarm proposals in the Ochil Hills will not normally be permitted.  Consequently, the Policy is not complied with.
6.4. Following the steps identified in Paragraph 6.2 above, the analysis shows that the proposal would be consistent with the main objective of the Development Plan to achieve sustainable development.  The proposal would be in compliance with the relevant policies in the Structure Plan.  Given the relative up to date nature of the policies relating to renewable developments (Policies ENV14 and ENV16), these should be afforded considerable weight and more than the provisions of Local Plan Policy INF9 which is outdated and appears to contradict ENV16.  The proposal would satisfy the tests of principle (ENV14) and locational guidance (ENV16) in the Structure Plan.

6.5. In terms of the Local Plan, the main outstanding policy conflict would relate to EN2 and the effect on the designated AGLV.  The proposal generally accords with all the other relevant policies.  It is our conclusion that this Policy should not be afforded sufficient weight to withhold consent given the following points:-

· The proposal accords with the Structure Plan including its respective policy relating to development affecting AGLV’s.

· An argument that commercial windfarm development would not be appropriate within an AGLV would not be considered tenable at an appeal since it could rule out suitable windfarm development in Clackmannanshire Council’s area given the upland area is wholly in the AGLV and Structure Plan Policy ENV16 does not preclude windfarm proposals in AGLV’s or in all parts of the Ochil Hills.  The Earlsburn windfarm development in Stirling Council’s area is within an AGLV.

· It is concluded that overall landscape and visual impacts of the windfarm would not be sufficiently detrimental to withhold permission.

6.6 On balance, and taking account of the above assessment and the weighting of each policy, it is considered that the proposal accords with the Development Plan.
6.7 National Policy And Advice - National policy guidance and advice constitute a material consideration.  These are set out in Scottish Planning Policies (SPP’s) formerly known as National Planning Policy Guidance (NPPG’s) and Planning Advice Notes (PAN’s).  

6.8 The most relevant national guidance comprises:

· NPPG 6 (Renewable Energy Developments)

· NPPG14 (Natural Heritage)

· SPP15 (Planning for Rural Development)

· NPPG18 (Planning and the Historic Environment)

· PAN 45 (Renewable Energy Technologies)

· PAN 56 (Planning and Noise)

· PAN 60 (Planning for Natural Heritage)

6.9
Of most relevance are NPPG 6 and PAN 45.  NPPG 6 underlines the Government’s commitment to increase the number of renewable energy developments to help meet the United Kingdom’s commitment to its climate change programme.  The aim of the Scottish Executive is to ensure this commitment is supported unless at the site level there are serious adverse impacts that cannot be mitigated.  Such impacts could relate to international and national heritage designations, the historic environment and local communities.  The guidance identifies the following key planning issues in relation to wind energy; visual impact, landscape, birds and habitats and other considerations such as local residential amenity.  PAN 45 supports the policies in NPPG6 and sets out more detailed advice on a number of issues related to wind energy including siting in the landscape, visual impact and cumulative impacts.

6.10
It is considered that the proposal would be largely in accordance with all of  the national policy advice listed above.  The Scottish Executive published a consultative draft SPP6 in July 2006 to replace NPPG6.  This draft document is a material consideration although it would not be afforded similar weight to NPPG 6.  However, it is considered that the current proposal would  be consistent with the main principles of the draft guidance.

6.11
Other Guidance and Advice - A number of other documents are material considerations including the conclusions of the reports produced by David Tyldesley and Associates on behalf of the Council and Perth and Kinross Council in relation to wind farm development in the Ochil Hills (2004)  and a review by the same author of the landscape and visual impact assessment relating to the Burnfoot Hill application prepared in 2007.  The former concluded that any commercial scale windfarm would be inappropriate in the Ochil Hills.  However, if windfarm development is considered acceptable it is recommended that it is limited to one site which should be located in the eastern part of the Ochils and subject to a number of constraints including restricting the height to 60m to blade tip.  Although this advice was used by Perth and Kinross Council at the previous appeal for the windfarm at Greenknowes, it should be noted that the Scottish Ministers did not embrace this advice and they decided to uphold the appeal.  The turbines will be 95 metres to blade tip.  The 2007 report was requested by the Council to aid the assessment of the EIA and the conclusions presented in the application relating to visual and landscape impact.  This has been considered in the assessment of the proposal although the service has concluded that the proposal is acceptable for the reasons outlined in Sections 6.0, 7.0 and 8.0 of this report.

7.0     PLANNING CONSIDERATIONS
7.1 A development of this type and scale has raised a number of issues which need to be carefully considered and addressed in order to determine whether it complies with the Development Plan and other relevant policy guidance or if they justify a departure form the Development Plan.  These are identified and discussed in this Section of the report taking cognisance of the details presented in the EIA, consultation replies and representations from third parties.

7.2 Landscape Impact


(a) The landscape character of the site is defined in the Central Landscape Character Assessment (LCA) commissioned by Scottish Natural Heritage (SNH) in 1996.  The Burnfoot Hill area falls within the “Hills Landscape Character” type.  The character of the surrounding land in Perth and Kinross Council’s area has similar characteristics although it is titled the “Igneous Hills Landscape Character” type in the LCA produced for its area.

(b) Both these LCA’s recognise that these areas may be appropriate for windfarm development since some of their landscape characteristics would be more capable of accommodating the effects of a windfarm, namely being; open, large scale, gently rounded and uniform landform.  It is considered that these would generally apply to the application site.  It should be noted that these documents were produced at a time when commercial turbines were in the region of 60m in height to blade tip.  However, the LCA’s also advise that the suitability of individual sites would vary and that decisions should be taken that:-

* avoid turbines on the skyline
* steer proposals away from exposed and steep ridgelines and summits
* steer proposals away from where their visual influence would extend both north and south of the Hills
* maximise the amount of backclothing provided by the natural landform
* conserve and enhance open hill character
* consider steering development to areas already affected by masts, roads and forestry.
Our assessment of the information and the proposals has concluded that the development would generally display these attributes and where negative impacts would occur these would be relatively contained.
(c) We agree with the conclusion of the applicant’s landscape assessment that the significant impacts on landscape character would be limited to those areas where the development would be prominent, namely:-

* The main summits and ridges of the western Ochil Hills including Ben Cleuch, Ben Buck, Andrew Gannel Hill, Kings Seat, Innerdownie, Whitewisp and Tarmangie
* A 5km section of the Tillicoultry to Blackford right of way where it passes the site.
* From the Upper Glendevon Reservoir.

(d) These areas are sensitive to change given their recreational use and their landscape quality which is reflected in the AGLV designation that covers these areas within Clackmannanshire.  However, while the effects of the windfarm would be significant from these areas, it would not have a significant adverse landscape impact on the character of the wider Ochil Hills including the south facing escarpment, the Hillfoots area, the Carse of Forth, Strathallan, Strathearn, Dunblane or any statutory designated landscape.  It is considered that the topography of the site and its relationship to the surrounding area would help contain the landscape impact thereby satisfactorily safeguarding the overall integrity of the Ochil Hills AGLV.
7.3
Visual Impact
(a) The applicant’s visual impact assessment includes details of the predicted visibility of the wind turbines and identifies those areas (within 30km) from where there may be views of the development.  These areas are known as the “Zones of Theoretical Visibility” (ZTV) since the digital terrain modelling does not take account of vegetation, buildings or local landform which may restrict visibility.  The weather conditions would also affect the degree of visibility at any point in time.

(b) The ZTV analysis has demonstrated that the main areas from where there would be views of some or all of the turbines would be:-

* In close vicinity to the site (within 4km approximately) from most of the summits and ridges of the surrounding hills.
* From a 1km long section of the A823 in Glendevon (northwards direction only).
* From the upland areas of the Ochil Hills east of Glendevon (in Perth and Kinross) up to approximately 15km.
* From many parts of Strathearn to the north of the A9 (between 8-20km away) including parts of Auchterarder and Crieff.
* Parts of the Gleneagles Hotel and Golf Course which is listed in the Inventory of Historic Gardens and Designed Landscape s(8km)
*From a number of more distant areas including the Cleish Hills (20km), the Lomond Hills (25km), the Gargunnock Hills (25km) and the Gask Ridge (20km).


It should be noted that from most of these areas not all of the turbines would be visible and in some cases only parts of the turbine blades would be visible.

(c) The development however, would not be visible from a number of areas including:-

* The summit of Dumyat and the south and west facing slopes and glens of the highest peaks in the Ochil Hills.
* Most settlements within 20km of the site including the Hillfoot towns, Muckhart, Alloa, Stirling, Dunblane, Falkirk, Doune, Callander, Kinross, Greenloaning, Braco, Muthill and Dunning and parts of Auchterarder.
* from the A9 with the exception of short sections with partial visibility of blades of between 1 and 6 turbines, the A91 and most of the A823 in Glendevon.
* The Stirling to Perth railway.
* From Stirling Castle, the Wallace Monument and the site of the Battle of Sheriffmuir.

(d) The proposal would have a significant effect on visual amenity close to the site including from the summit of Ben Cleuch and neighbouring summits and from a section of the right of way.  This has been highlighted in the applicant’s assessment and by SNH.  The site would be approximately 1.5km from the summit of Ben Cleuch which has a height of 721m Above Ordnance Datum (AOD).  The corresponding height of the blade tips of the turbines would range between 577m AOD to 671m AOD.  The development would be a dominant and manmade intervention in the view northwards across the hills in the foreground and to more distant Strathearn and the mountains beyond.  The associated tracks and switchgear building would also be visible as well as one of the borrow pits during the construction phase.  These impacts would be moderated to some extent by the following factors:-

* The elevated viewpoint at Ben Cleuch would mean the turbines would be viewed against the backcloth of the hills and the strath rather than the sky.  This is depicted in the photomontage produced by the applicant which has been displayed on the board outside the committee room in advance of the meeting.
* The turbines would not block views to the most distant hills which form the skyline.
* The turbines would be generally only visible from the summits or the approaches to the summits and would not be visible for the substantial parts of many routes.

(e) The proposal would impact on the views towards the Ochils from areas to the north of the A9 including the settlements of Crieff and Auchterarder, the Knock of Crieff viewpoint and from parts of the A85, A822, A823 and B827. However these impacts are not considered to be significantly adverse given:  

· the relative distances to the site; 

· the sensitivity of these receptors; 

· and the degree to which the turbines would be back clothed by the hills in views.

(f) Although there does not appear to be any impediment in principle to obtaining a connection to the national grid if permission was granted, the proposed routing of the grid connection has raised concerns.  The applicant has advised that a connection is likely to be available at the substation west of Fishcross operated by Scottish Power.  To achieve this, the applicant has indicated that an underground cable would be routed south from the site over Ben Buck, Ben Ever and down to Alva to the west of the Silver Glen (See Plan 1).  From there it would be laid along the public road to the substation on the B9140.  We have advised the applicant of our conclusion that this would not be acceptable since:-

* The route has the potential to create a conspicuous scar on the escarpment due to the terrain and topography of the area, and the focal backdrop that the slopes provide in views from the valley below.
* Structure Plan Policy ENV16 identified the Ochil Hills escarpment as one of the Exclusion Areas where windfarm development would not normally be acceptable.
*The applicant has not demonstrated that a less obtrusive route would not be feasible such as following the existing access road to Glendevon and then onto Fishcross.  The grid connection for the windfarm at Greenknowes in Glendevon is proposed to be an underground cable to the same substation near Fishcross and the scope to dovetail with this proposal has not been examined.  

A condition has therefore been attached that would require these alternatives to be examined by the applicant and a route approved by the Council prior to works being able to start on site.

(g) On balance, the significance of the visual impact of the windfarm is not considered to be sufficiently detrimental to justify withholding consent notwithstanding the likely scale of impact on a relatively localised area comprising Ben Cleuch and neighbouring summits and part of the right of way.

4   Cumulative Impacts
a) Structure Plan Policy ENV16 (4) requires the potential cumulative visual impact to be assessed.  Cumulative visual effects can be experienced in combination (2 or more wind farms seen together at the same time from the same place), in succession (2 or more windfarms are present in views from the same place but not in the same area of view) or in sequence (not visible from the same viewpoint and the viewer has to move).The cumulative landscape and visual impacts of the proposal have been considered in relation to the following consented or proposed sites which are shown on Plan 2 attached to the report;

(i)
Consented – Greenknowes, Braes of Doune and Earlsburn.

(ii)
Not consented but at appeal – Littlelaw, Snowgoat Glen, Mellock Hill and Lochelbank.

b) The proposal would extend the effect of windfarm development onto the western area of the Ochil Hills west of Glendevon.  Given the distance to the other consented and proposed sites east of Glendevon and the level of separation that would occur and the degree of containment of the range of visibility of the Burnfoot Hill site the proposal would not result in any significant cumulative landscape impact on the Ochil Hills.

c) The potential cumulative impact on views and visual amenity that would arise as a result of the proposal with the other consented or proposed windfarm sites is relatively complex given the number of proposed sites which await a decision through the planning appeal process.  The inquiries for the four sites in the Ochil Hills is due to end before the committee meeting but a decision is unlikely for several months.  However, as discussed below, it is not considered necessary to delay a decision on this proposal on the basis of the likely consequences on cumulative impacts.

d) The cumulative visual assessment undertaken by the applicant indicates that there would be cumulative effects in combination and in succession as a result of the proposal with some or all of the sites identified in paragraph 7.4(a) above.  The applicant’s assessment, the advice from SNH and the review undertaken by David Tyldesley and Associates all identify that there would be significant cumulative impacts on visual amenity arising from Burnfoot Hill and Greenknowes and the potential four other sites in the Ochil Hills (see Plan 2) in views from the summit of Ben Cleuch and adjacent summits.  This is also verified by the independently produced information on cumulative impacts which has been prepared to be used in evidence associated with the four appeal sites and which includes the Burnfoot Hill site.  The scale of these potential actual land impacts have to be carefully balanced against the likely scale of cumulative effects across the wider area.

e) On balance, the significance of the cumulative visual and landscape impacts associated with the proposal and other consented or proposed sites is not considered to be sufficiently detrimental to justify withholding permission having regard to the following:-

* The relative separation distances, the self-contained character of the application site and the degree of backclothing by the hills that influence views to and from the site in relation to the windfarm at Greenknowes and one or more of the sites at appeal would limit the contribution of the Burnfoot Hill proposal to the cumulative impact.

* The absence of any significant contribution to cumulative effects from most views of the Hills and the site with the exception of the summits at and adjacent to Ben Cleuch.

* Our conclusion that the overall visual impact of the proposal would not be sufficiently detrimental to withhold permission, having particular regard to the recreational value and usage of the hill range.

* Our conclusion, contrary to that of SNH, that the proposal, in combination with the Greenknowes windfarm would not have a sufficiently detrimental impact on the amenity of the Gleneagles Hotel HGDL, or the reasons for its inclusion on the inventory, to justify modifying the layout or withholding consent. The blades of six turbines would only be partially visible above the skyline at a distance of approx 8km together with partial views of six turbines at Greenknowes some 8km east from the Burnfoot Hill site.  SNH acknowledge the windfarm would not be visible in prominent views from the HGDL.  Historic Scotland has also considered the impacts on the HGDL but has not raised any concerns.
7.5      Recreational Impacts



a)
A major concern raised by SNH, Friends of the Ochils, the Ramblers Scotland and objectors and reflected in the reports by DTA, is the potential adverse impact of the development on the recreational enjoyment of the Ochil Hills and the western Ochils in particular.  This area contains the highest hills in the range including Ben Cleuch at 721(AOD) and display the following characteristics;

· A greater sense of remoteness than the eastern part of the range.

· Are close to the main centres of population but provide a sense of remoteness and 360° panoramic views including the industrialised central belt and the mountains beyond the “Highland Fault”.

· Are relatively accessible and provide an important landscape and recreational resource for residents and tourists.

b) The applicant has undertaken analysis of the number of visits to Ben Cleuch and has estimated from counters placed at approach routes at lower levels that visits would be in the range of 18000 to 22000 per annum.  Despite concerns by Friends of the Ochils about the methodology used, they have stated that this range would be plausible.  The Council has no comparable figures and these figures could be considered as a reasonable estimate.  The level of usage can be compared with:-

· 1,900,000 – the estimated number of day visits outdoors per annum in Clackmannanshire (based on data for July 2003 – June 2004 in Table 18 of in the Scottish Recreation Survey SNH).

· 36,000 – the number of visits to Dumyat per annum estimated by Friends of the Ochils.

· 750-1800 – the estimated number of visits to the right of way from Tillicoultry to Blackford which passes the proposed site (predicted by the analysis carried out by the applicant on number of visits).

c) We have assessed these issues carefully and have concluded that:-

· In terms of recreational usage of the western Ochil Hills, the proposal would have a significant impact when reaching the summits of the highest hills and on sections of connecting ridges.  Whilst that sensitivity would be greatest when reaching the summit, the wind farm would still not be visible over significant lengths and periods of the main routes.  Furthermore, the windfarm would not be visible from a number of other routes and parts of the hill range including the Ochil Glens, the escarpment, Dumyat and lower level routes such as Glenquey.

· The proposal would have a minimal impact on the perception of the western peaks due to the absence or limited visibility from the surrounding area including the Hillfoots, Muckhart, Glendevon and Sheriffmuir.

· Notwithstanding the concerns from consultees and objectors, the effect of the visual impact of the proposal and cumulatively on recreational usage and enjoyment may not be sufficiently overriding or substantive to justify withholding permission given the localised geographic area that would be affected and the subjective nature of peoples  response to this type of proposal which may not be wholly negative.

· Mitigation in the form of funding from the applicant to improve and enhance access to and in the hill range would be provided in response to the potential direct and indirect effects of the proposals on recreational enjoyment.  This would provide a significant resource to enhance access equivalent to £65,000 per annum or approximately £1.6 million over the life of the windfarm.  For comparison this would be 150% greater than the existing Countryside Ranger budget for the Council area.  This would be secured through the proposed section 75 Agreement with the applicant although at the time of writing the report the exact details have not been agreed.

7.6 Tourism

a)
A number of objections raise concern that the proposal would have an adverse impact on tourism.  This concern would be predicated on the assumption that tourists or potential tourists would have a negative perception of the visual impact of the wind farm.  However, it is considered that there would be insufficient evidence to conclude that the proposal would result in a quantifiable detrimental impact on tourism development in Clackmannanshire or the surrounding area given:-

· That the Tourist Board and the Clackmannanshire Tourist Association, raise no objection.  No tourist visitor related attraction has objected and the owner of Frandy Fishery, from which the proposal would be visible, has submitted a letter in support.

· The absence of any conclusive evidence about the impact of wind farm development on tourism.  This is noted in the draft SPP 6 – Renewable Energy published by the Scottish Executive in July 2006.

· The evidence produced by the applicant of the likely limited visibility of the site from recognised visitor attractions in the area.  This would be limited to the Crieff area but excludes attractions in Clackmannanshire, Stirling and Falkirk areas.

7.7 Habitat and Ecology



a)
The proposal would not have any significant adverse impact on any protected species, ornithological interests, habitats, Local Biodiversity Action plan priority habitats or species or any national designated sites.  The following key issues have been addressed:-

· The potential impact on goose populations in the South Tayside Goose Roosts Special Protection Area (SPA).  SNH has withdrawn its holding objection following additional details from the applicant.  Measures to mitigate impact during the construction phase could be regulated by a condition.

· The potential impact of development on a breeding site previously used by peregrines the last recorded use being in 1993.  Following consultation with SNH, the RSPB and the Central Scotland Raptor Study Group; it has been concluded that the level of risk would not be significant given the intermittent and historical usage of the breeding site and would not justify withholding consent or modifying the layout.  On-going monitoring on peregrine activity would be required and would be regulated by condition.

· The disturbance to upland grassland and bog habitats from the turbines and roads would be offset by measures to enhance the remaining habitats within the control of the applicant.  These would be regulated by conditions and by the Section 75 Agreement to regulate future land management methods.
· The risk to the water environment would be adequately safeguarded subject to complying with the proposed Construction Method Statement.  This could be regulated by a planning condition in consultation with SEPA and Scottish Water.
7.8
  Noise Impacts



a)
The proposal has the potential to have a noise impact as a result of the construction (and decommissioning) process, and from the turbines when operating.  The latter comprises mechanical noise from the gearbox and generator and aerodynamic noise from the passage of blades through the air.  The turbines would only operate when wind speeds were in the range of 4ms-1 to 25 ms-1.

b) In view of the specialised nature of the proposed development, advice was sought from an independent consultant to review the noise assessment undertaken by the applicant.  This review concluded that:-

· In general, the calculations and predictions contained in the Environmental Statement appear to be valid.

· Subject to attaching a condition specifying a maximum noise limit at Frandy Farm, the proposal should not cause noise nuisance at the nearest noise sensitive dwellings.

· The impact of construction related noise should be mitigated by conditions regulating hours of construction and the use of reversing alarms on plant and machinery.

· The predictive noise map indicates that noise levels would be elevated along part of the right of way next to the site but not at Ben Cleuch.  However, the effect in noise terms, of the wind farm on the amenity of these areas would be minimal.

c) It is considered that the proposal would not have any significant detrimental noise impact on any noise sensitive residential properties or the amenity of the surrounding area to warrant withholding permission.


7.9
Traffic



(a)  
The main impact on road safety would arise during the construction phase of the development.  This would involve:-

* The upgrading of the existing private road from the A823 to accommodate construction traffic including road widening/lay-bys and a new bridge below the Lower Glendevon reservoir.  The road lies within Perth and Kinross Council’s area and is the subject of a separate application to them.

* The delivery of the component parts of the turbines.  These would be transported via the A9 and A823 to the site outwith Clackmannanshire Council’s area.

* The delivery of concrete for the turbine foundations estimated at 200 deliveries per month over a four month period equivalent to 10 deliveries per day over a 5 day week.  These may travel to the site from the south.

* Construction workers travelling to and from the site.

* Construction would take place over a 12 month period.

(b)  
The applicant predicts approximately 20,000 cubic metres of aggregate would be needed to form roads and hardstandings.  However, these would be supplied from the three borrow pits at the site thereby avoiding the equivalent of 2000, 20 tonne lorry loads travelling to the site.

(c ) 
Once operational, the site would generate an average of 1 to 2 vehicle trips per month.

(d) 
There have been no objections from the Trunk Road Authority, or the Roads and Transportation Services of Clackmannanshire Council, or Perth and Kinross Council to the proposals subject to the agreement of a Traffic Management Statement.  This could be regulated by condition.

7.10 Aviation Interests

a)
The proposal has been assessed in relation to potential conflict with national air traffic control and no objections have been received.  The CAA and the Ministry of Defence have not replied to consultations but it is not considered that this would preclude the positive determination of the application.  A condition would allow the Council to conclude this consultation before construction could commence.

7.11
Built Heritage and Archaeology

The proposed development would not have any adverse impact on the setting of any listed building or any known archaeological interest.  Historic Scotland and the Regional Archaeologist have raised no objection.  The concerns raised by SNH in relation to Gleneagles HDGL have been discussed at Para 7.4(e) above.

7.12
Renewable Energy Generation

(a) 
The proposal would generate “clean” electricity equivalent to the annual needs of approximately 14,800 homes. This would achieve a saving of between 35,000-58,000 tonnes of CO2 per annum compared with the same production by a fossil fuel power station.  The development would contribute to the Government’s strategy to tackle climate change and to ensure secure and diverse energy supplies. The significance of the proposal in tackling climate change and its contribution to the Development Plan’s Strategy of “Working Towards Sustainable Development” would be a significant benefit.

8.0     CONCLUSIONS

8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 requires the determination of the application to be made in accordance with the provisions of the Development Plan unless material considerations indicate otherwise.  

8.2 Following the assessment of policy in Section 6.0 of the report it is considered that on balance the proposal accords with the Development Plan.

8.3 A number of material considerations would also be relevant to the consideration of the application and these need to be considered to establish if one or any of these issues would warrant a departure from the Development Plan position.  These comprise:

a) The objection from SNH, which is a statutory consultee as well as objections from Friends of the Ochils and Ramblers Scotland.  The response from other statutory and other consultees are also material.

b) Relevant national policy guidance as identified in Paras 6.7 – 6.10 above and Government policy on climate change and renewable energy.

c) The representations from other third parties which are summarised in Appendix 2 of the report.

d) The range of environmental impacts that would be associated with the proposal and examined in the Environmental Statement.

e) The non-statutory reports containing analysis of the impact of wind farm development on the Ochil Hills produced by David Tyldesley and Associates on behalf of Perth and Kinross and Clackmannanshire Council.

8.4 Landscape, visual amenity and recreational impacts are key common concerns in points (a), (c ) and (e) above.  Although the likely landscape and visual impacts would be significant from certain viewpoints, we have concluded that these would, on balance, still accord with the policy guidance of the Development Plan.  The concerns expressed about the scale of impact on those viewing the site from the hilltops in particular have been carefully considered and there is no doubt that the development would introduce a significant and intrusive development into the panorama of those who visit Ben Cleuch and the neighbouring summits.  

8.5 While we have concluded that the impact on recreational users of the main hill range would be the most significant, it is not considered that this would be sufficient to outweigh the Development Plan position taking account of; 
* our assessment described in Paras 7.2-7.5 above; 
* the predicted effect of the development on the views enjoyed from the summits both on its own or cumulatively with other windfarms in the area; 
* the degree of impact on the wider Ochil Hills area;
* the difficulty in predicting the actual impact on the enjoyment of those who currently access the Hills and who would see the windfarm and the likely  future usage of the hills given the relative subjective (but not unimportant) response to this type of development;
*the likelihood that any other possible site in the Structure Plan Area of Search but outwith the Ochil Hills would result in similar or greater landscape, visual and environmental impacts.  

8.6 The consideration of national policy guidance has concluded that the proposal would be broadly in accordance with the range of environmental, economic and social objectives and would be consistent with the Government’s commitment to tackling climate change.  

8.7 The points raised by third parties have been examined and carefully considered and the key concerns have been satisfactorily addressed.  The application has also attracted a substantial number of letters of support including residents living to the north of the Ochils where awareness of the development would be greater than to the south.

8.8 The guidance provided by SNH and David Tyldesley and Associates have also been carefully considered together with the details and respective conclusions contained in the EIA. The Service has concluded that this advice would not outweigh our assessment of the merits of the proposal or the weight of support from Development Plan policy.

8.9 It is, therefore, concluded that those material considerations that would be against the proposal would not, on balance, be sufficient to outweigh the overall support for the application, taking account of the strength of Development Plan policy support, the overall scale of the impacts and the degree of mitigation that could be achieved, subject to the proposed conditions and Section 75 Agreement which would cover;

· the contribution and management of monies for a Recreational Enhancement Fund;

· future land management at the site to enhance the biodiversity value of the site;

· the provision of a restoration bond;

9.0   SUSTAINABILITY IMPLICATIONS

(a)
Nil


10.0  FINANCIAL IMPLICATIONS

(a) 
Nil 

(b)  Declarations

	1. The recommendations contained within this report support or implement Corporate Priorities, Council policies and/or the Community Plan:
	Reference

	
Corporate Priorities
	

	
Council Policies
	

	
Community Plan
	

	2. In adopting the recommendations contained in this report the Council is acting within its legal powers. 
	 MACROBUTTON UncheckIt (

	3. The full financial implications of the recommendations contained in this report are set out in the report.  This includes a reference to full life cycle costs where appropriate.
	 MACROBUTTON UncheckIt (


_______________
Head of Service
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