
 
No.1 APPLICATION NO. 2018/0213/FUL 
 LOCATION Cast North West Eco Centre, Cobbs Brow Lane, Newburgh, 

Wigan, Lancashire WN8 7SF 
 

 PROPOSAL Change of use of land to form an Extension to an Eco Centre 
comprising Horticultural and Animal Husbandry Training and 
Educational uses, Access Track and use of a separate parcel of 
land as a construction Training Facility. 
 

 APPLICANT Mr Neil Farnworth 
 WARD Newburgh 
 PARISH Newburgh 
 TARGET DATE 17th May 2018 
 

 
1.0 REFERRAL 

 
1.1 This application was to be determined under the Council's delegation scheme, 

however, Councillor Pope has requested that it be referred to Planning Committee to 
consider the impact upon the Green Belt. 

 
2.0 SUMMARY 

 
2.1 It is considered that the principle of an extension to the existing eco centre comprising 

use of the land for grazing animals, animal husbandry and horticulture training at this 
community venture site is acceptable.  I am satisfied that there will be no significant 
detrimental impact upon the open character of the area, amenity of neighbouring 
properties, trees, flood risk or highway implications. The development is considered to 
be compliant with relevant planning policies and the application is therefore 
recommended for approval. 

 
3.0 RECOMMENDATION: APPROVE with conditions.  
 
4.0 THE SITE 
 
4.1 The site at present constitutes a 2.9 hectare parcel of agricultural land on the south-

western edge of Newburgh within the Green Belt.  To the north-east the site is bound 
by Tabby's Nook with residential development beyond; to the north-west and west is 
open agricultural land; to the east is Cobbs Brow Lane and to the south is the existing 
Cast Eco Centre, a charitable angling, land based and horticultural training and 
educational centre for excluded young people and adults with special educational 
needs and disabilities. The site slopes in a northerly direction towards Tabbys Nook. 

 
5.0 THE PROPOSAL 
 
5.1 It is proposed to change the use of the land to form an extension to an Eco Centre 

comprising horticultural and animal husbandry training and educational uses, access 
track and use of a separate parcel of land as a construction training facility. It is 
proposed to utilise the existing access to the site and car park and to create a 3m wide 
gravel path around an area used to house sheep, ponies, goats etc. The remainder of 
the land would be used for crop growing. In addition, and on a separate parcel of land 
to the south of the Eco Centre, a presently grassed area is proposed to be used as a 
training area for the construction of temporary timber buildings.  

 



6.0 RELEVANT APPLICATIONS 
 
6.1 2017/0350/FUL - Phase 2 extension to the existing CAST facility. Creation of 1 No. 

additional large fishing lake. Creation of a 31 space hard surfaced car park.  A 16 x 30m 
indoor complex needs angling building. A timber clad 7.5m x 10m community angling club 
house. Timber Storage Shed (located in phase 1), 2 No. log cabins to form respite holiday 
accommodation.  Informal landscaped areas. Gardens/picnic/ animal area (sensory area). 
GRANTED 

 
6.2 2016/0249/FUL - Demolition of temporary office block and erection of extension of existing 

building to allow classroom accommodation and associated facilities - Granted 
 
6.3 2015/0490/FUL - Replacement of the temporary training/staff accommodation with a 

purpose built facility for training, staff and canteen facility. Cedar cladding to replace the 
box profile steel sheets on the existing adjoining workshop - Refused 

 
6.4 2014/1147/FUL - Erection of a glasshouse for training purposes and creation of a fishing 

pond - Granted 
 
6.5 2012/0990/FUL - Siting of a free standing portable building for use as staff rest room and 

canteen and occasional meeting/training room - Granted 
 
6.6 2011/0111/NMA - Non Material amendment to planning permission 2010/1030/FUL - 

Alterations to profile/elevation of polytunnel - Approved 
 
6.7 2010/1030/FUL - Erection of polytunnel - Granted 
 
6.8 2009/1122/ADV - Display of non-illuminated advertisement board - Granted 
 
6.9 2009/1121/FUL - Erection of training building and provision of 3 polytunnels - Granted 
 
6.10 2002/1390 - Application for determination as to whether prior approval of details is 

required - Three bay blocks of polytunnels - Details not required 
 
7.0 CONSULTEE RESPONSES 
 
7.1 LCC Highways (05.04.2018) - no objection. 
 
7.2 Cadent Gas (08/04/2018) – there is apparatus in the vicinity of the site, recommend 

advisory notes. 
 
7.3 United Utilities (25/04/2018) – no objection subject to conditions. 
 
7.4 Lead Local Flood Authority (05/11/2018 and 21/03/19) – No objection. 
 
8.0 OTHER REPRESENTATIONS  
 
8.1 Newburgh Parish Council comment that the importance of the work undertaken by CAST 

NW is recognised in helping young people with a variety of disadvantages to achieve their 

potential and prepare for later life. We welcome the proposal to create a pond and reed 

bed designed to alleviate flooding on the adjacent Tabby's Nook. 
 
8.2 One letter of objection has been received from a neighbouring resident which can be 

summarised as follows:  
 - clarification on constructional training activity; 



 - whole project has grown massively creating a big environmental impact for such a small 
village. Looking from my window it takes up a large part of the countryside; 

 - the landscape has been altered; 
 - the pond will be a danger to local children; 
 - most farmers don't make access roads round agricultural fields. I feel this may be a 

prelude to having organised trips round for the public; 
 - loss of privacy; 
 - large public influx it would cause to this small village; 
 - increased traffic; 
 - impact on local wildlife; 
 
9.0 SUPPORTING INFORMATION 
 
9.1 The application is accompanied by the following supporting information:  
  
 Design and Access Statement 
 Flood Risk Assessment 
 
10.0  RELEVANT PLANNING POLICIES 
 
10.1 National Planning Policy Framework (NPPF), National Planning Practice Guidance 

(NPPG) and the West Lancashire Local Plan 2012-2027 DPD (WLLP) provide the policy 
framework against which the development proposals will be assessed.  

 
10.2 The site is located within the Green Belt. 
 
10.3 Relevant West Lancashire Local Plan policies: 

SP1 – A Sustainable Development Framework for West Lancashire 
GN1 – Settlement Boundaries  
GN3 – Design of Development 
IF2 – Enhancing Sustainable Transport Choice 
IF3 – Service Accessibility and Infrastructure for Growth 
EC2 – The Rural Economy 
EN1 – Low Carbon Development and Energy Infrastructure 
EN2 – Preserving and Enhancing West Lancashire’s Natural Environment 
EN3 – Provision of Green Infrastructure and Open Recreation Space 
EN4 – Preserving and Enhancing West Lancashire’s Built Environment 
 
In addition the following supplementary document is a material consideration:  
 
SPD – Design Guide (Jan 2008); and 
SPD – Development in the Green Belt 

 
11.0 OBSERVATIONS OF DIRECTOR OF DEVELOPMENT AND REGENERATION 
  
 Background 
 
11.1 The site is at present an agricultural field that has been acquired by the owners of the 

adjacent Cast NW Eco Centre. The use of the Eco Centre has developed over the years 
as a training and educational centre for young people which uses horticulture, angling, 
land based studies and respite to engage “hard to reach” young people. The site is 
operated by a registered charity. The existing Centre contained several buildings and 
polytunnels related to angling and horticulture (Phase 1). Phase 2 gained planning 
permission in 2017 and is almost complete, providing fishing lakes, angling buildings, 
respite lodges, picnic area, sensory garden, small animal section, cycle and pedestrian 



path, a new main access off Cobbs Brow Lane and a car park.   
   
11.2 The Eco Centre has been successful in helping young disadvantaged people and 

providing a community facility. The applicant states that the proposed Phase 3 works will 
expand upon and complement the existing Centre, by providing more space, together with 
disabled access for the development of agricultural-based skills. In addition, a small parcel 
of land within Phase 1 will be used as a training facility for learning how to erect simple 
timber panel buildings (SIP buildings), which will be erected and dismantled on a repetitive 
cycle to teach young people basic building skills.  

 
 Principle of Development – Green Belt 

 
Use of the land  

 
11.3 Paragraph 146 of the NPPF advises that changes in the use of land that preserve its 

openness and do not conflict with the purposes of including land within it are not 
inappropriate in the Green Belt. In my view, the use of the “Phase 3” land for the 
keeping of farm animals and for the growing of crops are appropriate activities in the 
Green Belt.  In using the land as a training facility and providing animal shelters and 
fences between the animal paddocks, there will be some perceived loss of openness. 
However, this is limited in nature and not uncommon on smallholdings. 

 
 Access track  
 
11.4 Paragraph 146 of the NPPF also includes engineering operations as being a form of 

development that is not inappropriate within the Green Belt providing it preserves the 
openness of the Green Belt and does not conflict with the purposes of including land 
within it. In my view the formation of the 3m wide access track around part of the site 
introduces a more urban form of development. Whilst farm tracks are a visible form of 
development within the Green Belt, the track proposed is approximately 250m long, 3m 
wide and formed of gravel on a terram mat base. Its function is to provide farm vehicle 
access to service the field and as a firm base for disabled buggy access.  I consider 
that the form, length and purpose of the track constitutes inappropriate development in 
the Green Belt.    

 
 Structural Insulated Panels (SIP) building training area 
 
11.5 Paragraph 145 of the NPPF advises that a local planning authority should regard the 

construction of new buildings as inappropriate development in the Green Belt. 
Exceptions to this are buildings for agriculture and forestry. The proposed SIP buildings 
are intended to be used to help train young people in building skills and are therefore 
not for agricultural use. This element of the proposed development constitutes 
inappropriate development in the Green Belt.  

 
11.6 Paragraph 143 of the NPPF states that inappropriate development is by definition 

harmful to the Green Belt and should not be approved except in very special 
circumstances. Substantial weight is 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 resulting from the proposal, is clearly 
outweighed by other considerations.  

 
11.7 It has been indicated above that the proposed development contains some individual 

elements that are judged “inappropriate” and some that are “not inappropriate”; 
however, these do not make the proposed development as a whole appropriate. The 
Council’s SPD advises that development cannot be seen as acceptable in terms of 



Green Belt policy, merely because part of it is “not inappropriate”.  In accordance with 
the NPPF, it is necessary for the applicant to put forward very special circumstances to 
prove that the exceptional nature of the proposal outweighs the potential harm to the 
Green Belt by reason of inappropriateness, and any other harm. 

 
 Very Special Circumstances 
 
11.8 The applicant claims that a number of considerable benefits would result from the 

proposals. There are no defined criteria for assessing what constitutes very special 
circumstances and each case must be judged on its own merits.  

 
11.9 The Eco Centre is a registered charity that assists in the development and training of 

young disadvantaged people and provides them with the skills necessary to gain 
education, employment and self-esteem.  It has been very successful in engaging with 
local schools, youth offending teams, disability groups and Myerscough College. 
Additional land has been acquired to expand the agricultural/horticultural and animal 
husbandry element of the business.   

  
11.10 In terms of the impact on the Green Belt of the “inappropriate” development, I consider the 

proposal to result in limited harm.  This is due to the location of the proposed development 
being close to the built up settlement boundary of Newburgh and in addition, a large part 
of the site would remain in an appropriate use.  The justification for the track is well-
founded in that safe disabled access would be provided to the animal paddocks and the 
crop growing areas so that people with accessibility issues can readily engage in the 
facility. The track will be constructed of bound gravel which provides a suitable surfacing 
material for this rural location. The harm caused to openness and visual amenity is 
therefore limited.  Likewise, although a construction training centre on initial consideration 
appears as a clear form of inappropriate development, the area intended for its use 
measures only 80sqm and is located to the south of the site adjacent to an existing track, 
polytunnels and an amenity cabin.  The buildings to be erected and dismantled are of 
timber form and will not be permanent features in the landscape. In my view, the case put 
forward does amount to very special circumstances. 

  
11.11 It is necessary to weigh the total harm to the Green Belt (including inappropriateness, loss 

of openness and encroachment) against the considerations put forward in support of the 
scheme. Given the business model and the need for the charity to operate in a rural area, 
together with the fact that the design and layout seeks to limit the impact on the character 
of the area, I consider that in this case, the total harm to the Green Belt is clearly 
outweighed by the other considerations such that very special circumstances exist and 
inappropriate development in the Green Belt can be justified. 

 
 Loss of Agricultural Land 
 
11.12 Policy EC2 in the Council’s adopted Local Plan, along with the NPPF and NPPG, 

indicates that the irreversible development of open agricultural land will not be permitted 
where it would result in the loss of best and most versatile agricultural land, except where 
absolutely necessary to deliver development allocated within the Local Plan or strategic 
infrastructure, or development associated with the agricultural use of the land. In terms of 
Defra’s Agricultural Land Classification (ALC) map of England and Wales, the application 
site is classified as Grade 1 excellent quality.  

 
11.13 I conclude that the land within Phase 3 remains largely associated with agricultural use, 

save for the access track, and the land take within Phase 1 for the construction training 
facility is limited. On balance I do not consider that this loss would be so significant to 
warrant a refusal of planning permission on this basis. I therefore consider the application 



is compliant with the NPPF, NPPG and policies EC2 and EN2 of the West Lancashire 
Local Plan in this regard. 

  
Design and Appearance 
 

11.14 Policy GN3 of the WLLP states that proposals for development should have regard to 
visual amenity and complement or enhance any attractive attributes and / or local 
distinctiveness within their surroundings through sensitive design. The Council’s SPD 
Design Guide requires that new development, regardless of location, should be a focus to 
promote high quality design in order to enhance the overall quality of the built 
environment, both aesthetically and functionally.  

 
11.15 With regards the construction training area, its location within the context of the layout of 

the overall site is logical in that it takes account of the existing positioning of 
buildings/polytunnels and paths and sits within the more “built-up” area of the site and is 
screened from neighbouring residential properties by vegetation.  The proposed 
agricultural element and associated access track are sited within the more “open” area of 
land to the north which is highly visible. As such, the proposal assimilates well into the 
surrounding countryside.  No details of fencing or animal shelters have been provided and 
it is important that these are limited to post and rail and small open-fronted buildings to 
ensure that minimal and appropriately designed structures are implemented so as not to 
result in a proliferation of inappropriate and visually prominent development.  Provided this 
is controlled by condition and the area of construction training is limited to that indicated 
and to the construction and dismantling of SIP buildings only that are not retained 
permanently, then I consider the proposal to be acceptable and in compliance with Policy 
GN3. 

 
Highways and parking 
 

11.16 The proposed site access and parking to the site is off an existing access from Cobbs 
Brow Lane approximately 100m south of Tabby's Nook. This leads to a large car park of 
suitable size to accommodate the additional vehicles anticipated to be required as a result 
of the proposed development. LCC Highways confirm that the proposal will not result in 
any highway capacity or safety concerns and I therefore consider the proposal to be 
acceptable and in accordance with Policy GN3 of the Local Plan.  

 
 Surface Water, Drainage and Flood Risk 
 
11.17 In terms of the principle of development relating to flood risk, the application site lies 

entirely within Flood Zone 1, the least susceptible to flood risk.  However, the NPPF 
requires that a site specific Flood Risk Assessment (FRA) is provided for proposals of 1 
hectare or greater. As the site is presently greenfield, the NPPF and Policies GN3 and IF3 
of the Local Plan require that any development upon the land should not result in 
unacceptable flood risk or drainage problems and should achieve a surface water run-off 
rate to that equivalent of the greenfield run-off rate.  A Flood Risk Assessment has been 
submitted by the applicant which confirms the site has a low probability of flooding from 
fluvial, ground water and sewer sources. However, there is a high risk of pluvial (surface 
water) flooding on the northern boundary and this is evidenced by frequent events of 
existing flooding along Tabbys Nook, where existing field drains meet, the ground is low 
and water enters a culvert as Tabbys Nook watercourse passes beneath Tabbys Nook 
(road).   

 
11.18 In terms of surface water drainage, the site lies wholly within the catchment of Tabbys 

Nook watercourse before joining the River Douglas, approximately 1km to the north. The 
FRA confirms that no surface water will be discharged into the public sewerage system 



but will infiltrate to ground as at present. As the only development proposed within the 
area for Phase 3 is a porous gravel track, there will be no change in run-off volumes or 
flow routes as a result of the development. The proposed construction training area within 
Phase 1 is a small area located on grass which will result in some new areas of 
hardstanding. However, surface water from this area will run into an existing ditch 
immediately to the north, within the centre of the site. 

 
11.19 In terms of foul drainage, United Utilities has confirmed that they have no objection to the 

development, provided the site is drained on a separate system.  I am satisfied that the 
proposed development demonstrates compliance in principle with the NPPF and Local 
Plan Policy regarding drainage and flood risk and that a detailed surface water scheme 
and its management can be provided by condition. 

 
 Ecology/Trees and Landscaping 
 
11.20 Policy EN2 in the Local Plan requires that development proposals must seek to avoid 

impacts on significant ecological assets and protect and improve the biodiversity value of 
sites. If significant impacts on biodiversity are unavoidable, then mitigation or as a last 
resort, compensation, is required to fully offset impacts.  

 
11.21 The application site is located in an area (known as an Impact Risk Zone) which could 

have the potential to support qualifying features within or in close proximity to the 
designated European protected sites of the Martin Mere SPA, Ramsar and SSSI site. 
European sites are afforded protection under the Conservation of Habitats and Species 
Regulations 2010 (as amended) (the ‘Habitat Regulations’).  

 
11.22 MEAS previously carried out a Habitats Regulations Assessment for Phase 2 which 

concluded that there was no pathway that could give rise to likely significant effects on the 
European site and it did not warrant a detailed Habitats Regulations Assessment report for 
the following reasons: 
- The site is unvegetated, therefore it does not provide suitable feeding habitat for 
passage and wintering birds; 
- The Atlas of Breeding & Wintering Birds of Lancashire has no records of the species 
listed on the Martin Mere SPA citation for the grid reference; and 

  - The site is close to arable fields that offer more suitable habitat.  
 
11.23 In my view, the Phase 3 site is closer to the built up area of Newburgh and less likely to 

give rise to significant effects than Phase 2. No built development is proposed on the 
Phase 3 land, which is to be retained essentially for intensive agricultural/horticultural and 
animal grazing use. The existing hedgerow running along the eastern boundary of the site 
is to be retained. The area of land to be used for the construction training facility is 
presently used for adhoc Eco Centre uses and has little ecological value.  

 
11.24 Having regard to the above, I am satisfied that the proposed development complies with 

Policy EN2 of the Local Plan as well as the Habitat Regulations. 
 
 Mineral Safeguarding Area 
 
11.25 The Lancashire County Council Minerals and Waste Site Allocation and Development 

Management Policies DPD was adopted in September 2013. This plan provides policies 
for minerals and waste planning in Lancashire.  Policy M2 of this document identifies the 
site as falling within a Minerals Safeguarding Area.  Within these areas, planning 
permission will generally not be granted for any form of development that is incompatible 
by reason of scale, proximity and permanence with working the minerals found on the 
land, unless the applicant can demonstrate that the mineral concerned is no longer of any 



value or has been fully extracted, or there is an overarching need for the incompatible 
development that outweighs the need to avoid the sterilisation of the mineral resource. 

 
11.26 On the basis of sterilisation of the land due to its close proximity to existing housing 

development to the east, the potential environmental impact to the groundwater and 
surface water regime along with the likely environmental impacts it is considered that pre-
extraction of the mineral would not be sustainable. As such the exemption requirements of 
Policy M2 of the Lancashire Minerals and Waste Local Plan have been engaged so it is 
not necessary to undertake prior extraction in advance of the proposed development.  

  
 Impact on Neighbouring Land Uses  
 
11.27 Policy GN3 of the Local Plan states that development should retain or create reasonable 

levels of privacy and amenity for occupiers of neighbouring properties.  The nearest 
residential properties to Phase 3 are along Doe Meadow.  No buildings are proposed 
within Phase 3 and the access track is a considerable distance from these properties. The 
nearest residential properties to the construction training facility are Mug House Farm and 
Mug House Barn. A substantial tree and hedgerow line exits between the site and the 
dwellings and it is proposed that the training facility will only take place during "school" 
hours. The greatest impact on neighbouring amenity would be from noise generated by 
users and visitors to the site. Activities at the site will be restricted by daylight hours and 
hours of operation can be controlled through the imposition of the same conditions already 
imposed for Phase 2 (08.00 to 20.00 on any day). I am satisfied that the proposed 
development would not cause any significant harm to neighbouring residential amenity 
through loss of privacy, noise or disturbance in accordance with Policy GN3.  

 
 Summary 
 
11.28 The site is located within the Green Belt and the majority of the proposed development is 

appropriate to the Green Belt. The proposed access track and construction training facility 
constitute inappropriate development.  However, very special circumstances have been 
demonstrated to outweigh the total harm to the Green Belt, the visual impact of the 
development is considered acceptable, as is the impact on neighbouring residential 
amenity, highways, ecology and drainage. I am therefore satisfied that the proposal 
complies with all relevant NPPF and Local Plan policies. 

 
12.0 RECOMMENDATION 
 
12.1 That planning permission be GRANTED subject to the following conditions: 
 
Conditions  
 1. The development must be begun not later than the expiration of three years beginning 

with the date of this permission. 
 2. The development hereby approved shall be carried out in accordance with details shown 

on the following plans:- 
 Plan reference 3460-18-61 B (Location plan) received by the Local Planning Authority on 

13th March 2019; 
 Plan reference 3460-16-60 A (Proposed site plan) received by the Local Planning 

Authority on 14th March 2019; 
 Plan reference Shelters for Applecast received by the Local Planning Authority on 14th 

March 2019; 
 Plan reference 3460-18-55 (Sip Buildings) received by the Local Planning Authority on 5th 

November 2018; 
 3. The erection and dismantling of SIP buildings shall only take place between the hours of 

08.00 and 20.00 on any day and no permanent SIP building shall be erected on the site. 



 4. This site must be drained using a total separate drainage system in full accordance with 
the FRA submitted. For the avoidance of doubt, no surface water flows generated from the 
site will be allowed to connect with the public sewerage system via direct and or indirect 
means. 

 5. The development shall be implemented in accordance with the Flood Risk Assessment 
Ref: 2018.192 received by the Local Planning Authority on 14th March 2019. 

 6. Prior to any fencing or animal shelters being erected on the land, details shall be 
submitted to and approved in writing by the Local Planning Authority. Thereafter fencing 
and shelters provided shall be in accordance with the approved details. 

 
Reasons 
 1. Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 

1990. 
 2. For the avoidance of doubt and to ensure compliance with the provisions of Policy GN3 in 

the adopted West Lancashire Local Plan 2012-2027 Development Plan Document. 
 3. To safeguard the occupiers of the surrounding area from excessive noise intrusion and so 

ensure compliance with the provisions of Policy GN3 in the adopted West Lancashire 
Local Plan 2012-2027 Development Plan Document. 

 4. To reduce the risk of flooding to the proposed development and future occupants in 
accordance with the provisions of Policy GN3 in the West Lancashire Local Plan 2012-
2027 Development Plan Document. 

 5. To ensure that the site is properly drained in the interest of local amenity and that the 
development, therefore, complies with the provisions of Policies GN3 & IF3 in the adopted 
West Lancashire Local Plan 2012-2027 Development Plan Document. 

 6. To prevent harm to the visual amenity of this part of the green belt and to comply with the 
provisions of GN1 and GN3 of the West Lancashire Local Plan 2012-27 Development 
Plan Document. 

 
Reason for Approval 
 1. The Local Planning Authority has considered the proposed development in the context of 

the Development Plan including, in particular, the following Policy/Policies in the adopted 
West Lancashire Local Plan 2012-2027 Development Plan Document: 

 SP1 - A Sustainable Development Framework for West Lancashire 
 GN1 - Settlement Boundaries  
 GN3 - Design of Development 
 IF2 - Enhancing Sustainable Transport Choice 
 IF3 - Service Accessibility and Infrastructure for Growth 
 EC2 - The Rural Economy 
 EN1 - Low Carbon Development and Energy Infrastructure 
 EN2 - Preserving and Enhancing West Lancashire's Natural Environment 
 EN3 - Provision of Green Infrastructure and Open Recreation Space 
 EN4 - Preserving and Enhancing West Lancashire's Built Environment 
 together with Supplementary Planning Guidance and all relevant material considerations.  

The Local Planning Authority considers that the proposal complies with the relevant Policy 
criteria and is acceptable in the context of all relevant material considerations as set out in 
the Officer's Report. This report can be viewed or a copy provided on request to the Local 
Planning Authority. 

 
 


