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Subject: Submitted Planning Applications Status:  For Publication

Report to:  Planning and Licensing 
Committee

Date:        6 October 2015 ^DS,DATEACTCOM.DCAPPL,21;   

Report of: Director of Economy 

Author: See individual agenda reports

1. PURPOSE OF REPORT 

1.1 To provide recommendations to the Committee on planning applications or 
related consents submitted to the Council and requiring the consideration 
and/or determination of the Committee in accordance with the Council’s 
approved Scheme of Delegation.

1.2 To provide information on any other planning or development related 
matters which may affect the work of the Committee.

2. RECOMMENDATIONS

2.1 Recommendations in respect of individual planning applications are as 
detailed in the following papers.

3. STATUTORY IMPLICATIONS

3.1 The submitted applications on this agenda are to be determined in 
accordance with the provisions of relevant legislation, including the Town 
and Country Planning Act 1990, Planning (Listed Buildings and Conservation 
Areas) Act 1990, Planning and Compensation Act 1991, Planning and 
Compulsory Purchase Act 2004, Planning Act 2008, Localism Act 2011 and 
the Town and Country Planning (Development Management Procedure) 
(England) Order 2015 together with any Directions and Regulations which 
support that legislation.  

3.2 Planning law requires that applications be determined in accordance with 
the development plan unless material considerations indicate otherwise.  
Where relevant, any such material considerations will be referred to in the 
report.

ITEM NO.



    The Development Plan

3.3 All planning applications referred to in this report have been assessed 
against the relevant policies and proposals of the development plan for the 
Borough (currently the adopted Rochdale Unitary Development Plan 2006) 
and any Supplementary Planning Documents or Guidance adopted by the 
Council.  

National Planning Policy Framework (NPPF)

3.4 In addition, in assessing the submitted planning applications, there is a 
requirement to have regard to relevant national policies as set out within 
the National Planning Policy Framework (NPPF) the policies of which are a 
material consideration.  Where relevant, the provisions of the NPPF and any 
other relevant national guidance will be referred to in the report.

4. RISK ASSESSMENT IMPLICATIONS 

4.1 The Council has adopted a Code of Conduct for Members and Officers 
dealing with Planning Matters.  Members and Officers are required to have 
full regard to the Code in discharging their responsibilities and duties in 
relation to planning matters on behalf of the Council.  The Code seeks to 
ensure that all decision making is governed by an open and transparent 
process and represents a standard against which the conduct of Officers 
and Member sitting on the Committee will be judged.  

4.2 A Declaration of Member Interests Register is taken prior to the 
commencement of the Committee meeting.  Advice on whether any 
Member sitting on the Committee ought to declare any interest on any item 
on the submitted agenda should be obtained from the Head of Legal and 
Democratic Services or the Head of Planning.  

4.3 The Council’s Standards Committee will monitor the operation of this Code 
of Conduct.   

5. EQUALITIES IMPACTS

5.1 The above Acts require Local Planning Authorities to consider planning 
applications on their individual merits having regard to the development 
plan and other material planning considerations.

5.2 The Equality Act 2010 protects people from discrimination on the basis of 
certain characteristics which are known as protected characteristics.  These 
protected characteristics are Age, Disability, Gender Reassignment, 
Marriage or Civil Partnership, Pregnancy and Maternity, Race, Religion or 
Belief, Sex (Gender), Sexual Orientation, socio-economic status and Carer.

5.3 In applying the Equality Act 2010, the Council is required to consider the 
effects of its decisions on different groups protected from discrimination, 
including a duty to make reasonable adjustments.  In taking account of all 
material planning considerations, including Council policy as set out in the 
Unitary Development Plan and the National Planning Policy Framework, the 



Director (Economy and Environment) has concluded all opportunities to 
promote equality through the planning process have been taken, or where 
adjustments cannot be made, these are justified on the basis of the 
planning merits of the development proposal.  

5.4 The Rochdale and District Disabled Access Working Group may comment on 
relevant planning applications. Where comments are received, these will be 
included within the reported to Committee.  Consideration is given in 
designing access when dealing with the planning applications. Where 
applicable, any issues relating to these matters or other equal opportunity 
matters will be referred to in individual planning application reports.

6.      Human Rights Act 1998 considerations

6.1   The submitted applications need to be considered against the provisions of 
the Human Rights Act 1998.  Under Article 6, the applications (and those 
third parties, including local residents, who have made representations) 
have the right to a fair hearing and to this end the Committee must give full 
consideration to their comments.

6.2 Article 8 and Protocol 1 Article 1 confer(s) a right of respect or a person’s 
home, other land and business assets.  In taking account of all material 
considerations, including Council policy as set out in the Unitary 
Development Plan, the Director (Economy and Environment) has concluded 
that some rights conferred by these Articles on the 
applicant(s)/objectors/residents and other occupiers and owners of nearby 
land that might be affected may be interfered with but that that 
interference is in accordance with the law and justified by being in the 
public interest and on the basis of the planning merits of the development 
proposal.  He believes that any restriction on these rights posed by 
approval of the application is proportionate to the wider benefits of approval 
and that such a decision falls within the margin of discretion afforded to the 
Council under the Town and Country Planning Acts.



Background Papers

      The background papers relevant to the planning applications to be considered on 
this agenda will include:-

1.  The Planning application file and its contents which will include:

i)  The planning application form and supporting information, together with 
scaled drawings/plans and relevant statutory certificates.

ii) Letters of response from statutory and other consultees who may have 
been consulted or commented on the planning application

iii) Letters and documents received from interested parties.
iv) Notes of telephone conversations, meetings and any information received 

and of relevance to the submitted proposal
 

2. For any previous planning application referred to in the agenda report or in the 
application file, the planning application forms and the decision on that proposal

3. Such other papers (if any) received after the preparation of individual reports 
on planning applications on this agenda (to be reported verbally at the meeting).

       4. Any other guidance or procedural documents adopted by the Council and of 
relevance to the recommendation and/or determination of any submitted 
planning applications or related consents

For further information about this report, or if you wish to see any background
papers please contact: Sharon Hill, Senior Business Support Officer, in Economy and 
Environment, Number One Riverside, Smith Street, Rochdale, OL16 1XU

Telephone (01706) 924305 or via the online planning services at: 
http://www.rochdale.gov.uk/planning

http://www.rochdale.gov.uk/planning


Application Number: 15/00581/FUL    Ward: Littleborough Lakeside      

Proposal: Installation of one 36.6m high (to tip) Endurance E-4660 wind turbine

Site Address: Bank Top Farm Hollingworth Road Littleborough OL15 0AU 

Applicant: Mr Charles Ashton
                  DC21 Group

RECOMMENDATION: Refuse

UPDATE AND DELEGATION

At their meeting of 30 September 2015 the Pennines Planning Sub Committee resolved (by a 
vote of 4 to 2, with 2 abstentions) that they were minded to grant planning permission for the 
development, contrary to officer recommendation on the grounds that the development would 
not cause harm to landscape impacts and ‘very special circumstances’ namely the 
maintenance of the farm as a viable business outweighed the identified harm to the Green 
Belt. The application has been referred to the Planning and Licensing Committee as it 
represents a departure from the development plan.

SITE



The application site is an open field that is set above and to the east of Bank Top Farm, which 
is accessed from a track on the eastern side of Hollingworth Road, a small working livestock 
farm that has approximately 100 suckler cows and a few sheep. 

The site occupies a relatively elevated position on a plateau set above the farm, with views 
available towards Littleborough and beyond towards Rochdale. To the east of the site the land 
becomes more undulating and leads towards the South Pennine Moors, where development is 
sparse. 

Access to the site is via a small farm track and then across the fields that are within the 
applicant’s ownership. The predominant land use within the immediate area is agricultural, 
with agricultural fields and moorland presenting an open character. The urban area of 
Littleborough is located to the west of the site with Hollingworth Lake to the south.  

PROPOSAL

The application proposes the installation of a wind turbine with a hub height of 24.8 metres 
and a maximum blade tip height of 36.6 metres. The turbine would be supported on a 
monopole and would have three blades with a diameter of 23.5 metres. 

The turbine would be sited approximately 105 metres (as the crow files) from the existing farm 
house, and the proposed cable route would be slightly to the south of the farm house, with a 
required length of approximately 115 metres. 

The application site operates as a small independent livestock farm which consists of 
approximately 100 suckler cows and a few sheep. The farmer also runs a landscaping 
company in parallel with the small holding and the viability of the farm is slowing fading due to 
import and export from overseas and increasing operating costs. The applicant feels the need 
to diversify wherever possible so that he can continue to run the small holding and support his 
family. 

The turbine would provide power the applicant’s property and agricultural buildings and would 
enable the operation to be entirely self-sufficient. The dwelling and the small holding currently 
utilise approximately 50,000kWh of electricity per annum. The proposed turbine would 
generate 303,900 kWh based on average wind speed predictions and it is stated that this 
would offset all of the farms running costs, with excess energy exported into the national grid. 

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF)

The Department for Communities and Local Government published the NPPF on 27 March 
2012.  The NPPF sets out the Government’s planning policies for England and how these are 
expected to be applied.  

National Planning Practice Guidance (NPPG)

The government published its NPPG on 6 March 2014. This is intended to complement the 
NPPF and to provide a single resource for planning guidance, whilst rationalising and 
streamlining the material. Almost all previous planning Circulars and advice notes have been 
cancelled. Specific reference will be made to the NPPG or other national advice in the 
Analysis section of the report, where appropriate.

Unitary Development Plan (UDP): 



National Guidance

National Planning Policy Framework (NPPF)

The Department for Communities and Local Government published the NPPF on 27 March 
2012.  The NPPF sets out the Government’s planning policies for England and how these are 
expected to be applied.  

National Planning Practice Guidance (NPPG)

The government published its NPPG on 6 March 2014. This is intended to complement the 
NPPF and to provide a single resource for planning guidance, whilst rationalising and 
streamlining the material. Almost all previous planning Circulars and advice notes have been 
cancelled. Specific reference will be made to the NPPG or other national advice in the 
Analysis section of the report, where appropriate.

Unitary Development Plan (UDP): 

G/D/2 Green belt
D/10 Protected Open Land

G/RE/1 Countryside and the rural economy
RE/2 Countryside around towns
RE/4 Diversification of the rural economy
RE/5 Access to the countryside

G/A/1 Accessibility
A/9 New development access for general traffic
A/13 Local Walking Route Network

G/BE/1 Design quality
BE/2 Design criteria for new development

G/EM/1 Environmental protection and pollution control
EM/2 Pollution 
EM/3 Noise and new development

G/EM/12 Renewable energy and energy conservation
EM/14 Wind power developments
EM/16 Sustainable energy sources

G/NE/1 Nature conservation
NE/3 Biodiversity and development
NE/4 Protected species
NE/6 Landscape protection and enhancement

Supplementary Planning Documents
Energy and New Development (SPD)
Biodiversity and Development (SPD)

Landscape Capacity Study for Wind Energy Developments in the South Pennines - Julie 
Martin Associates

Rochdale Publication Core Strategy (draft)



The following policies of the emerging and currently un-adopted Core Strategy (known more 
formally as the emerging Rochdale Publication Core Strategy) are relevant:- 
 
SO1 To deliver a more prosperous economy
SO2 To create successful and healthy communities
SO3 To improve design, image and quality of place
SO4 To promote a greener environment

SD1 Delivering sustainable development

E6 Supporting and diversifying the rural economy

P2 Protecting and enhancing character, landscape and heritage

G1 Tackling and adapting to climate change
G3 Renewable and low carbon energy developments
G4 Protecting Green Belt land
G7 Increasing the biodiversity and geodiversity
G9 Reducing the impact of pollution 

PUBLICITY

Earliest Decision Date: 15 July 2015
Revised Expiry Date:  No extension agreed  

Site Notice: Departure Date Displayed: 16 June 2015
Site Notice: General Site Notice Date Displayed: 11 June 2015

Press Advert: Press Ad - Dept from Development Plan Date Published: 24 June 2015
Reason: Press Ad - Dept from Development Plan

RELEVANT SITE HISTORY

04/D44723 – Side porch and two storey rear extension to dwelling - Approved
09/D51711 – Erection of Agricultural Building – Approved
11/D54382 – Application for extension to north and south elevation of existing agricultural 
buildings - Approved

CONSULTATION RESPONSES

Highways And Engineering – The main Highways Concerns with any wind turbine is delivery 
of the turbine components. The scale of this turbine is such that I have no concerns 
surrounding delivery of the Turbine Components.  As the Turbine can be delivered by a 
regular HGV which already regularly visit the site, I have no concerns.

Env Health - Noise/Odours - This section has no objection in principal to the proposal, but 
would recommend the following conditions:

Noise levels from the development do not exceed 35 dB(A) at wind speeds at 10 m/s or less, 
measured over 10 minute L90 at the curtilage boundary of the any residential noise sensitive 
premises which do not have financial involvement in proposal.
If complaints are received regarding noise nuisance the turbine will cease operation until a 
report demonstrating compliance with the above condition is submitted to the local authority.
 
Manchester Airport Plc - No objection.



National Air Traffic Services Ltd - No objection.

Gtr Manchester Ecology Unit - Sufficient ecological information has been submitted with this 
planning application, and currently no ecological conditions are recommended.  I would 
however advise that the following informatives are attached to any planning permission which 
may be granted:

 The nests of all wild birds are legally protected at all times.  Any ground clearance 
should be timed to avoid the bird nesting season (March-August inclusive) unless it 
can be otherwise demonstrated that there are no active birds nest present within the 
area.

 The granting of planning permission does not negate the need to abide by the laws 
that are in place to protect biodiversity.  If at any time protected species are found on 
site or to be impacted by the proposals, work should cease immediately and Natural 
England/LPA should be contacted.

It would also be beneficial if the applicant could undertake the post construction monitoring on 
the impact of the turbine, as advised in section 5.1 of the ecological report.  However given the 
minimal ecological impact predicted within the report, this cannot be conditioned.

MOD (Wind Farms) - No comments received to date.

RSPB - No comments received to date.

REPRESENTATIONS

The application has been publicised with a site notice, neighbour notification letters and a 
press notice. Six letters of objection (from five individuals) and 12 letters of support have been 
received. The representations are summarised below:

Objection:
- The letters of support are mostly (all but one) from those who do not live close to the 

area. 
- Concerns over the impact on water supplies and natural springs.
- Noise concerns with the turbines that would travel within the valley below. 
- The turbine will tower over neighbouring properties and have a harmful impact on the 

green belt. 
- This could open the door to additional turbines. 
- Concerns over the impact on birds in the area. 
- The development would impact visually on Littleborough, including the conservation 

area. 
- The whole aspect of northern hillsides of Littleborough and Wardle is given over to 

industrial development. It is critical other hills and skylines are kept free of turbines. 
- The operations the movement of the blades will be disrupting and dominant in the local 

scene. 
- The harm to the environment from this development would outweigh the amount of 

energy produced. 
- Concerns over noise, visual impact and flicker
- The Crook Hill wind farm causes sufficient harm without proposing more turbines. 
- Concerns over the impact on domestic and farm animals in the area.
- The viewpoints submitted are strategically taken to show the turbine hidden behind 

trees. 

Support:
- No objection to the application
- Turbines are the best way forward
- Support any efforts which help sustain energy levels relevant for such use. 



- Wind turbines are no worse on the eye than electricity pylons. 
- We are in need of clean renewable energy
- The farm is situated in the centre of multiple large scale wind farms. 
- Individual wind turbines are more acceptable visually than large numbers in clustered 

wind farms.  

Consideration of the points raised are considered in the Analysis section of the report.  

ANALYSIS

Ministerial Statement

On the 18th June 2015 the Secretary of State for Communities and Local Government, Greg 
Clark made a written statement to the House of Commons in relation to the consideration and 
determination of planning applications for wind energy development by Local Planning 
Authorities. This states that ‘When determining planning applications for wind energy 
development involving one or more wind turbines, local planning authorities should only grant 
planning permission if:

 The development site is in an area identified as suitable for wind energy development 
in a Local or Neighbourhood plan; and

 Following consultation, it can be demonstrated that the planning impacts identified by 
local communities have been fully addressed and therefore the proposal has their 
backing. 

The statement also set out interim procedures that are applicable to applications already 
within the planning system (i.e. applications that were submitted prior to the statement) and 
this states ‘In such instances, local planning authorities can find the proposal acceptable, if 
following consultation, they are satisfied that it has addressed the planning impacts identified 
by affected communities and therefore has their backing.’

In the case of this proposal, the application was submitted before the Ministerial Statement 
was published and therefore the interim procedures apply. It is clear that the Ministerial 
Statement becomes a material planning consideration. It does not however supersede the 
development plan as the starting point for planning decisions. It should be taken into account 
when determining the application, but the weight given to the statement and the associated 
updates to the NPPG as a material consideration is for the decision maker, i.e. the Local 
Planning Authority. This position has been reinforced by the more recent (July 2015) court 
decision in the case of R (on the application of West Berkshire District Council and Reading 
Borough Council) v Secretary of State for Communities and Local Government, which 
although centering around a Ministerial Statement concerning planning obligations, rather than 
this particular Ministerial Statement, reiterated the requirements  in decision making and 
brought into question the powers of and approaches to Ministerial Statements in this respect.

Principle of development

The application site falls within an area allocated as Green Belt under the Rochdale Unitary 
Development Plan. Part 9 of the NPPF is therefore relevant to any proposals for the site and 
under paragraph 80, the five purposes of the Green belt are outlined as:

- To check the unrestricted sprawl of large built up areas,
- To prevent neighbouring towns merging into one another,
- To assist in safeguarding the countryside from encroachment
- To preserve the setting and special character of historic towns, and
- To assist in urban regeneration, by encouraging the recycling of derelict and other 

urban land. 



Paragraph 87 of the NPPF then goes onto say that inappropriate development, is by definition, 
harmful to the Green Belt and should not be approved expect in very special circumstances. 
Furthermore, under paragraph 88 it is established that substantial weight should be given to 
any harm to the Green Belt and ‘very special circumstances’ will not exist unless the potential 
harm to the Green Belt, by reason of inappropriateness and any other harm, is clearly 
outweighed by other considerations. 

It must be recognised that not all development in the Green Belt is inappropriate, and these 
exceptions are established in paragraph 89 as:

- Buildings for agriculture and forestry,
- Provision of appropriate facilities for outdoor sport, outdoor recreation and for 

cemeteries, as long as it preserves the openness of the Green belt and does not 
conflict with the purposes of including land within it. 

- The extension or alteration of a building provided that it does not result in 
disproportionate additions over and above the size of the original building. 

- The replacement of a building, provided the new building is in the same use and not 
materially larger than the one it replaces. 

- Limited infilling in villages, and limited affordable housing for local community needs 
under policies set out in the local plan, or 

- Limited infiling or the partial or complete development of previously developed sites 
(brownfield land), whether redundant or in continuing use on the openness of the 
Green Belt and the purposes of including land within it than the existing development. 

Paragraph 90 of the NPPF continues in this vein and establishes that certain other forms of 
development are also not inappropriate in the Green Belt provided they preserve the 
openness and do not conflict with the purposes of included land in it. These are:

- Mineral extraction
- Engineering operations
- Local transport infrastructure which can demonstrate a requirement for a Green Belt 

location. 
- The re-use of buildings provided that the buildings are of a permanent and substantial 

construction, and
- Development brought forward under a Community Right to Build Order. 

The above NPPF policies are the most up-to-date in regards to Green Belt development. 
Nonetheless, the Council’s UDP still contains relevant policies (G/D/2 and D/4) which advise 
that apart for certain exceptions (which are similar to those provided in paragraph 89 of the 
NPPF), development in the Green Belt will not be approved, except in very special 
circumstances. 

Assessing the current proposal under the outlined relevant policies, the proposed renewable 
energy project (wind turbine) does not fall within any categories of appropriate development in 
the Green Belt. As such, the development of a wind turbine on this site constitutes 
inappropriate development that will not be supported unless ‘very special circumstances’ can 
be demonstrated to ensure that the harm to the Green Belt by reason of inappropriateness 
and any other harm, is clearly outweighed by other considerations. 

In light of the above, one of the main considerations under this application is whether there are 
any material considerations sufficient to clearly outweigh the harm the development would 
cause to the openness of the Green belt by reason of inappropriateness and any other harm, 
thereby justifying the application on the basis of very special circumstances. 

Of particular relevance to the above, the very recent Court of Appeal judgement in Redhill 
Aerodrome Ltd v Secretary of State for Communities and Local Government establishes that 
‘any other harm; in paragraph 88 of the NPPF (i.e. non-Green Belt harm) can be taken into 
account in the weighing exercise of the planning balance as to determining whether or not 



very special circumstances outweigh the harm to the Green Belt by inappropriateness or any 
other harm. 

This recent Court of Appeal judgement is an importance reminder that under paragraph 88 of 
the NPPF, when considering any planning application concerning proposed development in 
the Green belt local planning authorities should continue to ensure that substantial weight is 
given to any harm to the Green Belt. ‘Very Special Circumstances’ will only be demonstrated 
in circumstances where the potential harm to the Green Belt, by reason of inappropriateness, 
and any other harm, is clearly outweighed by other considerations.

Very Special Circumstances

The ‘very special circumstances’ submitted with the application relate to the renewable energy 
that would be provided by the proposal, and the Planning and Design and Access Statement 
submitted with the application includes information on the amount of carbon that could be 
saved as a result of the proposal, with the figures quoted as up to 44 tonnes per year and 
1,325 tonnes over the 25 year proposed life time of the turbine. 

The submitted section of very special circumstances also includes information on the annual 
electricity consumption in Rochdale, which it is stated is on average 3,827 kWh per household, 
which therefore means that the turbine could generate enough electricity to supply the 
equivalent of electricity for approximately 79 households. 

The application also focusses on the potential result of the turbines energy production on the 
farm at the site and states:

‘The turbine would provide power directly into Gary’s (the applicant) property and agricultural 
buildings this would enable the operation to be completely self sufficient. The operation 
currently uses approximately 50,000kWh per annum to power the lighting, heating and 
machinery for the dwelling and the small holding.’ 

In light of the above, the applicant’s consider that the proposal demonstrates very special 
circumstances. 

In addition to the above ‘very special circumstances’ the application highlights the perceived 
benefits of the proposal under three categories, these being:

- Economic benefits,
- Social benefits, and
- Environmental benefits.

Economic Benefits:

The application states that a direct economic benefit will be achieved by the production of 
renewable energy and states that the income generated will reduce the farms electricity bills 
and overall running costs, thus enabling more opportunity for the farm to invest in new 
technologies, expand and diversify. This, it is claimed, will create more employment 
opportunities within the farm and in the surrounding area. The employment opportunities 
created by the construction, operation, maintenance and decommissioning of the turbine are 
also stated as being an economic benefit.

It is states that the turbine would provide 303,900 kWh per annum and this it is stated would 
provide a significant contribution to the Government Targets.

The application also makes reference to the NPPF and the importance of economic 
development.



Social Benefits:

The application states that the creation of jobs within the farming business and renewable 
energy sector can be considered social as well as economic benefits. Specifically, the 
application notes the benefits to include: education and awareness raising opportunities within 
the local community, an increased awareness of renewable energy and its importance related 
to climate change, the reduction on our reliance on fossil fuels. 

Environmental Benefits:

The application states that the proposal will produce approximately 303,900kWh of low carbon 
renewable electricity each year, delivering significant CO2 savings of up to 44 tonnes per year 
(and 1,325 tonnes over the 25 year lifetime of the turbine).

Assessment of very special circumstances and weight of renewable energy provision

In regards to the above justification, Government policy attaches significant importance to the 
need to tackle climate change and the role that the exploitation of renewable energy 
technologies can make in tackling climate change. This is set out in current planning 
legislation in Chapter 10 – Meeting the challenge of climate change, flooding and coastal 
change of the NPPF, and in particular paragraph 98, that recognises that even small scale 
projects provide a valuable contribution to the generation of cutting greenhouse gas 
emissions. Within this paragraph it is also clear that LPA’s should approve an application if its 
impacts are (or can be made) acceptable. 

It is also noted that recently the former Secretary of State, Eric Pickles MP, issued a statement 
regarding on-shore wind energy development and established that landscape and heritage 
issues must be given great weight. NPPG guidance establishes that “planning has an 
important role in the delivery of new renewable and low carbon energy infrastructure in 
locations where the local environmental impact is acceptable” and proposals for green energy 
should be “appropriately sited”. The NPPG is also clear on the fact that the need for renewable 
energy does not automatically override environmental protections and the planning concerns 
of local communities and note that the cumulative impact of turbines requires particular 
attention. 

On the 18th June 2015, the new Secretary of State for Communities and Local Government 
(Greg Clark) also issued written statement HCWS42, which states that:

“When determining planning applications for wind energy development involving one or more 
wind turbines, local planning authorities should only grant planning permission if:

- The development site is in an area identified as suitable for wind energy development 
in a Local of Neighbourhood Plan; and

- Following consultation, it can be demonstrated that the planning impacts identified by 
affected local communities have been fully addressed and therefore the proposal has 
their backing. 

The statement does recognise that some applications (as is the case with this application) 
may already be in the planning process and for these cases it states the following:

“Where a valid planning application for wind energy development has already been submitted 
to a local planning authority and the development plan does not identify suitable sites, the 
following transitional provision applies. In such instances, local planning authorities can find 
the proposal acceptable if, following consultation, they are satisfied it has addressed the 
planning impacts identified by local communities and therefore has their backing. 



Considering the individual benefits that the turbine would bring to the existing farm, it is 
recognised that it would allow for reduced energy costs, thus hopefully allowing the farm to be 
brought back into use and making the operations more financially viable and hopefully also 
allowing the business to become more competitive than its previous operations. The 
application would also contribute to the generation of renewable energy targets which would 
assist in meeting national targets that seek to reduce carbon emissions in order to tackle 
climate change. It would also make a contribution to supporting rural enterprise and economic 
activity and these benefits lend substantial weight in the applications favour. 

In light of the above, it is necessary to balance these considerations with the need to provide 
renewable energy, while avoiding any unacceptable damage to the environment and its key 
assets. If, on the balance of considerations, any identified harm outweighs the benefits, having 
regard to all the material considerations, the development will not be acceptable. This balance 
of considerations is assessed below, with full regard given to the impacts identified by local 
communities and whether the proposal has their backing. 

Landscape impacts and impact on openness and appearance of the Green Belt

Under both local and national policy it is clear that landscape is an important factor with policy 
EM/14 of the UDP requiring that wind power developments do not have an unacceptable 
effect on the visual character and quality of the landscape. Chapter 11 of the NPPF – 
Conserving and enhancing the natural environment, paragraph 109 also establishes that the 
planning system should contribute to and enhance the natural and local environment by 
(amongst other things) protecting and enhancing valued landscapes. 

Policies NE/5 and NE/6 also relate specifically to landscapes with policy G/NE/5 stating that 
‘Proposals that contribute to the protection and enhancement of landscape quality and 
character and help to enhance or reintroduce local distinctiveness, will be supported. In 
considering the impact of development proposals, special emphasis will be placed on the 
effect of development on the visual and cultural chanter of the landscape and features of 
acknowledged cultural, natural and historic significance. The council will carry out and 
encourage actions by other parties to protect and improve landscape character, structure and 
quality.’

Policy NE6 relates to the assessment of applications impacting on landscape and establishes 
that development will be permitted where it conserves the physical and cultural attributes of 
the landscape and contributes, as appropriate, to the regeneration, restoration, enhancement 
or maintenance of the landscape likely to be affected. 

The policy goes on to state that development proposals with potential landscape and visual 
implications will be assessed having regard to the extent to which they would:

- Make a positive contribution to the visual amenity of the area (including views into and 
from the site and surrounding area);

- Remove incongruous landscape features;
- Assist the conservation of:

o Landscape elements that contribute to local distinctiveness;
o Historic elements which make a significant contribution (individually or 

cumulatively) to landscape character and quality (e.g. field, settlement or road 
patterns, existing buildings, sites and features of archaeological interest);

o Semi-natural vegetation which is characteristic to the landscape type;
o The visual condition of landscape elements, and;
o Tranquillity and the amenity and informal recreation value of the landscape



Development which adversely affect the character or physical structure of the landscape or 
which would detract from the physical record of the historic and cultural evolution of an area 
will not be permitted.’ 

In addition to the above, the former Minister of State for Housing and Planning, Brandon Lewis 
MP, wrote to the Chief Executive of the Planning Inspectorate in respect of landscape 
character. This letter states that recent appeal cases where harm to landscape character has 
been an important consideration in the appeal being dismissed are a reminder of one of the 
twelve core principle in the NPPF – that plans and decisions should take into account the 
different roles and character of different areas, and recognise the intrinsic character and 
beauty of the countryside – to ensure that development is suitable for the local context. 
Outside of designated areas (e.g. AONBs) the impact of development on landscape can be an 
important material consideration. 

The application site is on the periphery of open countryside, with open fields and moorlands 
sited to the east of the site and urban development sited to the west. The site is also in view of 
large wind farm development including the recently constructed Crook Hill Wind Farm and the 
existing Scout Moor Wind Farm. The proposed turbine would be sited in an open field that it 
on an open plateau sited above and to the east of the host farm and elevated above the 
position of the neighbouring settlements of Littleborough.  

The application documents include a Landscape and Visual Impact Assessment (LVIA) which 
includes wireframes and photomontages showing the wind turbine from various viewpoints. 
Plans showing the Zone of Theoretical Visibility (ZTV) have also been submitted. 

The LVIA notes that the proposal is located in National Character Area: 36 Southern Pennines 
and the key characteristics for this area include:

- Large scale, open, sweeping landscape with high flat topped hills providing extensive 
views, cut into by narrow valleys with wooded sides. 

- Mosaics of moorland vegetation on the plateaux, supporting internationally important 
habitats. 

- Enclosed upland pastures and meadows and narrow valleys with gritstone settlements 
in the valleys

- Many reservoirs on the moors
- Prominent features, including Stoodley Pike, Darwen Jubilee Tower, Pivington Pike, 

wind farms and communication masts, visible from afar. 

The LVIA has provided a viewpoint assessment of each of the submitted 5 viewpoints and in 
these, the magnitude of change and sensitivity of each site has been assessed to work out the 
significance of visual effects and these have been states as being:

Viewpoint 1 Rakewood Road – Low
Viewpoint 2 (Hollingworth lake side) – notable
Viewpoint 3 (Shore Road) – low
Viewpoint 4 (Pennine bridleway) – notable
Viewpoint 5 (Calderbrook Road) – medium 

Officers have assessed these stated effects and have also undertaken a site visit and 
examined the submitted wireframes and photomontages to undertake its own assessment on 
significance. 

In terms of landscape impact, it is noted that from some views the development would be 
viewed in the context of the recently constructed Crook Hill Wind Farm.  In others, the 
proposed turbine would have limited impact on the landscape character. Likewise, the 
undulating topography and landform would also obscure the views of the turbine from certain 
aspects, thus reducing its significance on the landscape. 



Nonetheless, when viewed from the north and east of the site, as can be seen on viewpoints 3 
– Shore Road, 4 – Whitelees Road and 5 – Calderbrook Road, the turbine would form a very 
prominent feature on a plateau hillside. The turbine would be viewed in isolation to any similar 
structures and would appear to dominate the hillside to the detriment of landscape character 
and visual amenity. The harm to the landscape would also result in a detriment to the 
openness and appearance of the Green Belt, in addition to the harm that would arise as a 
result of inappropriateness in this Green Belt location. This assessment differs from that made 
by the applicant, which considered the impact on these viewpoints to be low, notable and 
medium.

Any harm identified by the development, including landscape, visual and Green Belt harm, 
must be taken into consideration in the planning balance and in particular in assessing 
whether the proposal meets the requirements of the recent Ministerial Statement and 
addresses any planning harm. 

In light of the above, and in considering the overall impact of the development rather than that 
seen at any individual viewpoint, it is considered that proposal, by virtue of its elevated siting 
and height, would have an adverse impact on landscape character and visual amenity due to 
its prominence and visual impact on the wider area. This matter must accordingly be weighed 
in the planning balance and be considered in reference of policies EM/15, NE/5 and NE/6 of 
the UDP.

Environmental considerations including residential amenity

With any development, including the erection of turbines, it is important to assess the impact 
on the environment, including impacts from noise. Under policies G/EM/1, EM/2 and EM/3 of 
the UDP it is established that environmental protection and pollution control should be taken 
into account with care taken to ensure that air, water and noise pollution is kept to an 
acceptable level. Policy EM/14 also establishes that wind power development should not 
create any unacceptable amenity or noise problems for local residents. 

To assess such impact, consultations have taken place with Environmental Health and no 
objection has been raised the application. A condition is requested on any approval requiring 
that noise levels from the development no not exceed 35dB(A) at the curtilage of any 
residential property that do not have financial involvement with the proposal. It is also 
requested that if complaints are received regarding noise nuisance, the turbine will cease 
operation until a report demonstrating compliance with the required condition is submitted and 
approved. 

This request regarding appropriate noise levels is considered to be reasonable and is 
necessary to ensure that neighbouring residents are adequately protected from the 
development. As such, an in accordance with the above policies, any approval will be required 
to be accompanied with an appropriately worded condition to control to emission of noise. 

The nearest residential receptor is more than 250m from the proposed turbine site. It is noted 
that objections have been received in respect of noise concerns, however it is considered that 
noise can be adequately addressed by condition as recommended by the Environmental 
Health officer.

In regards to other residential amenity factors, the matter of shadow flicker should also be 
taken into account. Shadow flicker is a known problem amongst some wind turbines and it 
occurs under certain combinations of geographical position and time of day, when the sun 
may pass behind the rotors of a turbine and cast a shadow over the neighbouring properties. 
When the blades rotate and light levels are high, the shadows move across the ground and 
when this effect is experienced inside the buildings and the shadow passes through a narrow 



window or door opening, this results in flickering light levels, giving the effect known as 
‘shadow flicker’. The effect predominantly occurs during sunrise and sunset (due to low sun 
levels) and the flickering light levels within an effected roof can cause an annoyance to its 
occupants. Furthermore, in some cases the impacts from licker effect have been linked to 
photosensitive epilepsy. 

As part of the application a plan has been submitted that shows the extent of potential shadow 
flicker (as assessed by the applicant).  In assessing this report, it is considered that shadow 
flicker would be unlikely to occur as a result of this development, however a condition relating 
to shadow flicker is nonetheless recommended to ensure this matter is appropriately 
considered.  

Biodiversity

Wind turbines can impact on biodiversity and under policy G/NE/1 of the UDP, it is important 
that sites and features of nature conservation value are given full and appropriate recognition 
and protection in the assessment of development proposals. Additionally, policy NE/2 
establishes that development proposals adversely affecting sites and areas of ecological 
importance will not be permitted, with the Council seeking to protect and enhance them, and 
under policy NE/3 the effect of land use changes on habitats of ecological value will be taken 
into account. 

The NPPF under chapter 11 – Conserving and enhancing the natural environment, also 
requires the planning system to contribute and enhance the natural and local environment by 
measures including:

- Recognising the wider benefits of ecosystem service. 
- Minimising impacts on biodiversity and providing net gains in biodiversity where 

possible, contributing to the Government commitment to halt the overall decline in 
biodiversity, including by establishing coherent ecological networks that are more 
resilient to current and future pressures. 

To assess the current application against biodiversity consultations have been undertaken 
with the Greater Manchester Ecology Unit (GMEU) and the RSPB. The RSPB has to date not 
responded but GMEU have provided comment and no objection is raised to the application. 
Comments from GMEU note that although the site has no nature conservation designations, it 
is sited approximately 0.5km to the South Pennine Moors (SPA and SSSI) and within 1km of 
four Sites of Biological Importance (SBIs). However, given the nature of the application, 
habitats present on the site, the topography of the land and the proximity of the proposed 
turbine to the M62, no adverse impacts of the proposal is predicted on protected sites. 

GMEU have confirmed that the turbine would be sited within 1km of two protected sites 
(Rochdale Canal and Hollingworth Lake) and 1.15km from the South Pennine Moors. 
However, given the nature of the application, habitats present on the site and the distance of 
the proposed turbine from the protected sites, no adverse impact of the proposals is predicted. 

In regards to specific species, it is noted that there is a bat roost approximately 275m from the 
proposed turbine location. However, given that the turbine is over 50m away from this record 
and from any habitat feature which could support roosting bats (such as hedgerows or trees) 
Natural England guidance advises that no further survey work in relation to bats is required. 

In regards to breeding birds, the habitat present on the site is largely short grazed agricultural 
pasture, which provide very limited breeding habitat for ground nesting birds, including those 
linked to the designation of the SPA. No nesting birds were also recorded during the field 
survey of April 2015.



It is noted that objections have been received in respect of other animals around the site, 
including agricultural and domesticated species. These species would not normally be 
considered as part of an ecological assessment and would due to their nature and location 
would not be unduly affected by the proposal. 

In light of the above it is considered that the development would be unlikely to have an 
adverse impact on species and biodiversity. GMEU have advised on number of footnotes that 
should be attached to any permission and these include advice on the protection of ecology. 
These notes are considered to be a reasonable request and can be included on any approval 
notice and in light of the above it is considered that the application would be acceptable in 
terms of biodiversity. The application therefore accords, in this regard, with policies G/NE/1, 
NE/2, NE/3 and EM/14 of the UDP as well as chapter 11 of the NPPF.  

Highway safety

Under policy A/8 of the UDP it is established that new development will be permitted provided 
that the additional traffic generated will not be detrimental to the safe and efficient operation of 
the highway network, both adjacent to and further away from the site. It is further established 
that proposals should not:

- Have an adverse impact on the safety of any road users,
- Have an adverse impact on accessibility for pedestrians, including people with 

restricted mobility, cyclists or users of public transport in the immediate vicinity of the 
development, 

- Substantially increase congestion
- Divert traffic to less suitable road, or
- Cause an unacceptable environmental impact on residential properties passed by 

traffic associated with the development whilst accessing the principal road network. 

To ensure the development is compliant with the above consultations have been undertaken 
with the Councils Highway Services who have confirmed no objection to the application. They 
have noted that the main highway concern with any wind turbine is the delivery of the turbine 
components, but given the scale of this turbine there are no concerns in this regard. 

It is also noted that there are no rights of way immediately adjacent to the site and the 
development would as such not adversely impact on the use of rights of way as an amenity 
asset.   In light of the above the application is considered to be acceptable in terms of highway 
safety and to accord with policies A/8 and EM/14 of the UDP. 

Aviation safety

The National Planning Policy Framework states:-

In determining planning applications for [wind energy] development, planning authorities 
should follow the approach set out in the National Policy Statement for Renewable Energy 
Infrastructure (read with the relevant sections of the Overarching National Policy Statement for 
Energy Infrastructure, including aviation impacts.

The Overarching National Policy Statement for Energy (EN-1) states that it is essential that the 
safety of UK aerodromes, aircraft and airspace is not adversely affected by new energy 
infrastructure. Certain civil aerodromes and aviation technical sites, selected on the basis of 
their importance to the national air transport system, are officially safeguarded in order to 
ensure their safety and operation are not compromised by new development. A similar official 
safeguarding system applies to certain military aerodromes and defence assets, selected on 
the basis of their strategic importance. Safe and efficient operations within UK airspace is 
dependent upon communications, navigation and surveillance (CNS) infrastructure, including 
radar. 



It continues by stating that energy infrastructure development may interfere with the operation 
of CNS systems such as radar. It can also act as a reflector or diffractor of radio signals upon 
which Air Traffic Control Services rely (an effect which is particular likely to arise when large 
structures, such as wind turbines, are located in close proximity to Communications and 
Navigation Aids and technical sites). Wind turbines may also cause false returns when built in 
line of sight to Primary or Secondary Surveillance radar installations. Other operational 
defence assets may be affected by new development such as meteorological radars. It is 
important that new energy infrastructure does not significantly impede or compromise the safe 
and effective use of any defence assets.

Certain aerodromes, radar stations and aeronautical radio communication and navigation 
facilities are statutorily safeguarded under the provisions of the Town and Country Planning 
(Safeguarded Aerodromes, Technical Sites and Military Explosive Storage Areas) Direction 
2002.

Wind turbines located in areas close to airfields, or where certain types of low flying training 
are carried out, may pose a vertical obstruction hazard to aircraft. Wind turbines located within 
line of site and operational range of air traffic control or air defence radar equipment can 
present a similar appearance to aircraft on the radar screen. There is also some potential for 
reduction of radar ability to detect and track aircraft in the area behind or above a wind turbine. 
Meteorological radars can also be affected in a similar way. Aeronautical radio navigation aids 
may be affected by wind turbines due to reflection or scattering of the signal by the blades and 
towers. 

In considering the impact on aviation safety, Manchester Airport Group and NATS have raised 
no objection to the development and no response has been received from the MOD. Given 
these responses, it is considered that the development would not have a harmful impact on 
aviation safety in the area and the development would be acceptable in this regard. 

Conclusion

In light of the above, while a number of material planning considerations have been addressed 
through the application, it is clear that the proposal constitutes inappropriate development in 
the Green Belt that is, by definition, harmful to the Green Belt and should not be approved 
unless very special circumstances outweigh the harm by reason of inappropriateness and any 
other harm.  In addition to the harm by reason of inappropriateness, it is considered that the 
proposal would be detrimental to the openness and visual amenities of the Green Belt and 
would result in significant adverse harm to the landscape. Whilst the benefits of the proposal 
are recognised, in this case these do not amount to very special circumstances as it is 
concluded that the harm that would arise would not be outweighed by the benefits.  

When considering the development against the Ministerial Statement, the recommended 
reasons for refusal establish that the planning impacts of the development have not been 
addressed. The Ministerial Statement therefore does not alter the recommendation to refuse 
the application. As the development is in the Green Belt the presumption in favour of 
sustainable development in Paragraph 14 of the NPPF does not apply. The proposal does not 
comprise sustainable development and it is therefore recommended that planning permission 
be refused.   

RECOMMENDATION

REFUSE

1. The development comprises inappropriate development in the Green Belt, which would 
have a detrimental impact on the openness and visual amenities of the Green Belt and 



the purposes of including land within it. The benefits of the scheme, including the 
provision of renewable energy, are not considered to outweigh the harm to the Green 
Belt and all other harm which has been identified. The applicant has therefore failed to 
demonstrate that there are ‘very special circumstances’ which would outweigh the in 
principle harm to the Green Belt and the purposes of including land within it which 
would result from inappropriate development and the harm to openness from the 
development itself. The proposal does not therefore comprise sustainable development 
and is contrary to Policies G/D/2 and D/4 of the adopted Rochdale Unitary 
Development Plan, Policies G1, G3, G4 and P2 of the emerging Rochdale Publication 
Core Strategy and the National Planning Policy Framework.

2. The application site occupies an open agricultural plateau that is largely free from 
development. The development of a single turbine, by virtue of its height and isolated 
position would appear as a prominent and dominating feature on this plateau and 
would have an adverse impact on the landscape to the detriment of the character and 
appearance of the area.  The harm that would arise could not be mitigated and the 
benefits of the proposal are not considered to outweigh the harm identified.  The 
proposal is therefore contrary to policies EM/14, G/NE/5 and NE/6 of the Rochdale 
Unitary Development Plan, Policies G1, G3, G4 and P2 of the emerging Rochdale 
Publication Core Strategy and the National Planning Policy Framework. 
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