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EXECUTIVE SUMMARY - GRESSINGHAM PARISH COUNCIL (GPC) KEY CONCERNS  
 
The application by Story Homes is classed as a ‘major development’ due to its location 
within the Forest of Bowland Area of Outstanding Natural Beauty (AONB). GPC consider 
that the design and scale of the development is not sympathetic to its locality and does 
not complement its local landscape setting or settlement character within the protected 
landscape of the AONB. The proposed development would compromise the primary 
purpose and special qualities of the AONB, which is to conserve and protect the landscape 
qualities of this nationally important designation.  
 
Following a landscape appraisal as part of the Lancaster District Local Plan – Strategic 
Housing and Employment Land Availability Assessment (SHELAA), the Council concluded 
that they could not support development on the proposed site. The site is not required to 
meet the Council’s assessment of housing need in the local area. Furthermore, the site was 
specifically excluded from the list of available sites due to concerns over the potential for 
significant impacts on both the landscape character and visual amenity in the AONB. It was 
considered that the impacts arising could not be successfully mitigated. Consequently, 
Lancaster City Council did not take the site forward as a suitable site with potential to 
accommodate housing.  
 
This major development would introduce a substantial area of built form in a sensitive and 
prominent edge location closely associated with the River Lune and its floodplain, which 
would appear as a clearly visible, and intrusive feature within its immediate and wider 
setting. The development would affect a range of highly susceptible and highly sensitive 
visual receptors, including land within Gressingham Conservation Area and scattered 
properties beyond the main village envelope, together with highly sensitive recreational 
receptors including views from a long distance footpath (Lune Valley Ramble), the Lunesdale 
Circular Walk and views from within a designated landscape of national importance (AONB). 
The resulting effects on visual amenity for these receptors would be long term, adverse 
effects, in both close and medium range views across the local and wider landscape. The 
proposed development would cause a conspicuous change to the composition and quality 
of existing views.  
 
The scale, nature, proportion, massing, choice of materials and inadequate landscape 
mitigation is not proportionate or sympathetic to its locality and would not be 
complementary to its landscape setting. Consequently, the proposed development would 
have an urbanising effect on the AONB which GPC consider would result in an 
unacceptable, intrusive and inappropriate development within a highly sensitive location 
that has limited capacity to accommodate change.  
 
GPC have significant concerns that the proposed development would have an adverse 
impact on highway safety through the village, as a consequence of increased traffic 
generation, an already over stretched road capacity, three blind junctions feeding onto the 
Fall Kirk and a narrow blind summit. These issues would result in increased danger to 
pedestrians, cyclists, horse riders, other vehicles and properties adjoining the highway. 



Furthermore, GPC are concerned over the consequences of increased traffic movements 
across the Loyn Bridge (Grade II Scheduled Ancient Monument).  
GPC are also concerned over the issue of ongoing risk of ground flooding which regularly 
closes or severely restricts the highway.  
 
 
The proposed development is in conflict with National planning policy, together with a wide 
range of policies contained in the recently adopted Local Plan for Lancaster District 2011-
2031, including policies included within Part 1 – Strategic Policies and Land Allocations 
Development Plan Document (DPD) and Part 2 – Review of the Development Management 
DPD.  
 
GPC consider that the proposed development conflicts with National Planning Policy 
Framework (NPPF) February 2019, specifically Paragraph 172 which states that “great 
weight should be given to conserving and enhancing landscape and scenic beauty in 
....AONB’s which have the highest status of protection in relation to these issues”. 
Paragraph 172 states that the scale and extent of development within these designated 
areas should be limited and that consideration of applications for major development should 
include an assessment of three criteria. Criterion (c) states “any detrimental effect on the 
environment, the landscape and recreational opportunities and the extent to which that can 
be moderated”.  
 
In setting out the GPC’s key concerns over this application, we acknowledge and are fully 
supportive of the Landscape Observations set out by Lancaster City Council’s Planning and 
Housing Team in Memorandums dated 18 October 2018 and 9 May 2019 following their 
consideration of the application, culminating in the Planning Officers’ recommendation to 
REFUSE the application. 
  
Similarly, GPC acknowledge and fully support the OBJECTION maintained by the Forest of 
Bowland AONB Partnership following their re-consideration of the application, in not 
accepting the principle of major development on a site that has limited capacity to 
accommodate change without significantly affecting the landscape character of the AONB. 
The Partnership correctly points out that the Applicant’s own Landscape and Visual Impact 
Assessment identified that the overall effects on the landscape would be Major/Moderate 
(i.e. Significant). In addition, the Partnership raise concerns over the adequacy of the 
proposed perimeter landscaping which they consider will not offer sufficient mitigation 
from the Major/Moderate landscape and visual effects arising as a consequence of the 
development.  
 
Finally, GPC acknowledge and fully support the OBJECTION raised by Natural England, 
whose statutory purpose is to ensure that the natural environment is conserved, 
enhanced and managed for the benefit of present and future generations, thereby 
contributing to sustainable development. Natural England considers that the proposed 
development will have a significant impact on the purposes of the Forest of Bowland AONB 
designation. Natural England are concerned that the proposed development fails the test set 
out in Paragraph 172 of the 2012 NPPF, with particular reference to criterion (c) concerning 
the impact on the AONB and the extent to which it can be mitigated.  
 
Based on the issues raised in the Key Concerns set out above, Gressingham Parish Council 
wish to raise a strong OBJECTION to the Full Planning Application to construct 76 dwellings 
with associated new access, drainage infrastructure, foul pumping station and substation 
together with Outline Planning Consent for the erection of a medical practice with 



associated access on land north of Hornby Park School [OneSchool Global], Melling Road, 
Hornby.  
	


