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1.		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.	
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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.	
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2	THE	PARISH	OF	GRESSINGHAM		

The	 settlement	 of	 Gressingham	 is	 a	 designated	 Conservation	 Area	 and	 the	 vernacular	 style	 is	
dominated	by	buildings	constructed	of	local	stone,	bounded	by	stone	walls.	The	greater	part	of	the	

settlement	lies	within	the	northern	boundary	of	the	Forest	of	Bowland	AONB,	in	addition	land	within	
the	 Parish	 to	 west,	 south	 and	 east	 also	 lies	 within	 the	 AONB.	 The	 narrow	minor	 road	 (Fall	 Kirk)	
passes	 through	 the	 settlement	 linking	 Gressingham	 to	 the	 east	 with	 Hornby,	 Melling,	 Kirkby	

Lonsdale,	 Lancaster	 and	 the	M6	 via	 the	 Loyn	 Bridge	 and	 to	 the	 west	 via	 the	 B6254	 with	 Nether	
Kellet,	Carnforth	and	the	M6.		

The	Parish	occupies	rising	ground	to	the	west	of	the	River	Lune	and	the	open	landscape	of	the	Lune	
Valley	 and	 its	 floodplain	 lies	 between	 Gressingham	 and	 the	 proposed	 site.	 	 Gressingham	 is	 set	

around	 the	40m	contour	 and	 the	 south	 eastern	 edge	of	 the	Conservation	Area	 lies	 1km	 from	 the	
centre	of	 the	proposed	 site	 and	900	metres	 from	 its	northern	boundary.	 Elevated,	medium	 range	
(0.5km-2km)	views	both	along	and	across	the	floodplain	towards	Hornby	are	clearly	visible	from	the	

eastern	 fringes	 of	 the	 settlement	 together	 with	 outlying	 areas	 to	 the	 north	 and	 south	 of	 the	
settlement.			

There	are	a	range	of	recreational	routes	throughout	the	Parish,	 including	numerous	footpaths	that	
radiate	 from	 the	 settlement	 itself	 aligned	 north-south	 along	 the	 rising	 slopes.	 Of	 particular	

importance	 is	 the	 route	 of	 the	 Lune	 Valley	 Ramble	 –	 a	 waymarked	 long-distance	 footpath	 that	
follows	the	western	bank	of	the	river	and	comes	within	250m	of	the	site.		Another	popular	footpath	
is	 the	 Lunesdale	Walk	 –	 a	 circular	 route	 part	 of	which	 follows	 the	 same	 route	 as	 the	 Lune	Valley	

Ramble	along	the	western	bank.	Other	important	recreational	routes	include	the	NCN	Route	69	the	
Way	 of	 the	 Roses	 Coast	 to	 Coast	 Cycle	 Route	which	 follows	 the	 line	 of	 the	 Fall	 Kirk	 through	 the	

settlement.		
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3	HORNBY	IN	RELATION	TO	THE	PROPOSED	DEVELOPMENT	SITE		

The	 settlement	of	Hornby	 is	 located	within	 the	AONB.	 The	 core	of	 the	 settlement	 is	 designated	a	
Conservation	Area	and	includes	a	number	of	historic	buildings	built	in	the	vernacular	tradition	dating	

from	the	 late	17th	century	to	the	early	19th	century.	 	A	key	feature	of	the	Conservation	Area	 is	the	
prevalent	use	of	 locally	quarried	sandstone	used	for	walling	and	boundary	walls	with	only	a	few	of	
the	 buildings	 being	 rendered.	 Northwards	 of	 the	 historic	 core,	 more	 recent	 housing	 built	 in	 the	

1970’s	 and	 1980’s	 have	 somewhat	 diluted	 the	 vernacular	 style	 however,	 the	 vast	majority	 of	 this	
housing	is	enclosed	by	mature	trees.	The	Hornby	Conservation	Area	Plan	identifies	that	the	biggest	
threat	to	the	survival	of	the	historic	integrity	of	the	settlement	is	expansion.		

Hornby	has	been	 identified	as	one	of	 three	 ‘sustainable	 rural	 settlements’	within	 the	AONB	and	 is	

subsequently	subject	to	the	constraints	of	the	protected	landscape.		Consequently,	the	Council	have	
adopted	a	‘landscape	capacity’	approach	for	any	proposed	development.	This	approach	refers	to	the	
amount	of	specified	development	or	change	that	a	particular	landscape	and	associated	visual	area	is	

able	to	accommodate	without	undue	negative	effects	on	its	character	and	qualities.		

A	brief	description	of	the	proposed	site	can	be	summarised	as	being	located	in	the	eastern	part	of	a	
large	scale,	 level,	greenfield	site	with	the	 land	use	given	over	to	agriculture.	 	The	open	field	 forms	
the	 top	of	 an	 elevated	 terrace	 set	 up	 to	 10m	above	 the	 edge	of	 the	 floodplain	with	 steep	 slopes	

ranging	between	1:3-1:6	 to	 the	north,	northwest	and	southwest	down	to	 the	 river	and	 floodplain.	
Consequently,	 this	 large	 field	 is	 open,	 exposed	 and	 clearly	 visible	 to	 views	 from	 the	 open	
countryside	on	rising	ground	across	the	valley	floodplain	and	the	proposed	site	would	be	set	in	a	

sensitive	 and	 prominent	 edge	 location.	 	 (See	 Plates	 4.1,	 4.2,	 4.3,	 and	 4.4	 in	 Section	 4	 of	 this	
document)	and	refer	to	Photograph	Locations	15,	16,	17,18	and	21	in	the	Applicant’s	Environmental	

Statement	Volume	2	prepared	by	Pegasus	Consulting).	

The	 western	 boundary	 is	 defined	 by	 a	 mature	 hedgerow	 including	 an	 intermittent	 line	 of	
small/medium	 sized	 trees	 towards	 its	 southern	 extent.	 The	 eastern	 boundary	 is	 formed	 by	 a	
continuous	mature,	but	clipped	hedge,	running	alongside	Fleet	Lane.	On	the	opposite	side	of	Fleet	

Lane,	a	continuous	row	of	mature	deciduous	trees	runs	from	just	before	the	junction	of	Fleet	Lane	
with	 the	A683	northwards	 finishing	 just	beyond	the	northern	site	boundary.	 	This	 treeline	 forms	a	
partial	screen	of	the	site	in	views	from	the	northeast	on	the	southbound	approach	to	Hornby	on	the	

A683.		

Of	particular	relevance	is	the	complete	lack	of	any	existing	screening	of	the	site	along	the	northern	
site	boundary	which	overlooks	the	floodplain,	this	boundary	is	defined	by	the	access	road	to	Priory	
Farm	and	a	post	and	wire	 fence.	Consequently,	the	proposed	development	within	this	open	field	

will	extend	 into,	and	 is	visually	exposed	 to,	 the	open	countryside	 in	views	 in	a	wide	arc	 ranging	
from	 the	 northwest	 to	 the	 west,	 including	 the	 rising	 ground	 to	 the	 west	 of	 the	 River	 Lune.		
Importantly,	 the	 open	 countryside	 in	 these	 directions	 is	 included	 within	 the	 AONB	 designation.	

(Refer	 to	 Plates	 4.1,	 4.2	 and	 4.4	 and	 refer	 to	 Photograph	 Locations	 15,	 16,	 17,18,	 19	 in	 the	
Applicant’s	Environmental	Statement	Volume	2	prepared	by	Pegasus	Consulting).	

In	 the	 context	 of	 Hornby,	 the	 site	 is	 located	 on	 the	 northwest	 outskirts	 of	 the	 settlement	 and	 is	
bounded	 on	 its	 southern	 side	 by	 a	 large	 playing	 field	 associated	with	OneSchool	 Global	 -	 Hornby	
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(containing	 the	 Lune	 Valley	 Swimming	 Pool).	 The	 playing	 field	 provides	 a	 sizeable	 open	 and	
undeveloped	buffer	(90-100m	wide),	between	the	site	itself	and	the	urban	form	of	Hornby.		

In	addition	to	the	degree	of	physical	separation	provided	by	the	playing	field,	the	northern	part	of	

Hornby	 includes	 a	 substantial	 number	 of	 existing	mature	 tree	 groups	 and	more	 extensive	mature	
treelines.		The	numerous	groups	and	lines	of	existing	mature	trees,	include:	

• those	within	the	school	grounds;		
• along	both	sides	of	the	A683;		

• around	residential	properties	north	of	Priory	Lane;		
• around	residential	properties	north	of	Deerpark	Lane;	
• around	residential	properties	in	Hornby	Bank	(southern	extent);		

• along	the	western	boundary	of	St	Margaret’s	Primary	School;	and		
• around	and	to	the	east	of	residential	properties	in	Stanley	Drive.	

The	 combined	 effect	 of	 these	 treelines	 is	 to	 provide	 a	 high	 degree	 of	 both	 physical	 and	 visual	
containment	and	very	effective	screening,	resulting	in	a	high	degree	of	visual	separation	between	

the	proposed	site	and	the	urban	form	in	Hornby.		Similarly,	these	treelines	offer	the	same	benefits	
to	views	from	the	northwest	through	to	the	west	from	rising	land	across	the	river	and	floodplain.		
(Refer	to	Plates	4.1,	4.2,	4.3	and	4.4	and	refer	to	Photograph	Locations	7-9,	15-19	in	the	Applicant’s	

Environmental	Statement	Volume	2	prepared	by	Pegasus	Consulting).		

On	the	very	northern	outskirts	of	Hornby	there	are	a	small	number	of	residential	properties	that	are	
not	 contained	 and	 screened	 by	 trees.	 These	 properties	 include	 detached	 and	 terraced	 houses	

located	on	the	eastern	side	of	 the	A683	 immediately	northeast	of	 the	OneSchool	Global	 -	Hornby,	
where	a	short	(150m)	gap	in	the	mature	treeline	exists	between	junction	of	Fleet	Lane/A683	and	the	

access	 into	 the	 school.	 (Refer	 to	 Plates	 4.2,	 4.3	 and	 4.4).	 These	 properties	 are	 set	 around	 the	
roadways	 named	 Royal	 Oak	 Meadow	 and	 the	 northern	 section	 of	 Hornby	 Bank	 and	 were	
constructed	in	the	1970’s.		

Consequently,	in	medium	range	views	(0.5km-2.0km)	from	the	rising	ground	beyond	the	river,	only	

limited	views	of	rooflines	are	available	from	the	northwest,	(Refer	to	Plates	4.1,	4.2	and	4.3)	whilst	
further	towards	the	west	views	include	a	greater	proportion	of	the	house	elevations	(Refer	to	Plate	
4.4).	 	However,	 available	 views	are	 always	 limited	 to	 the	houses	 set	 around	 the	 roadways	named	

Royal	Oak	Meadow	and	 the	 northern	 section	 of	Hornby	Bank.	Depending	 on	 the	 elevation	 of	 the	
view,	 the	 views	 always	 include	 the	 mature	 treelines	 enclosing	 Hornby	 and	 may	 also	 include	 the	
rooflines	of	the	swimming	pool	and	buildings	in	the	OneSchool	Global	-	Hornby,	the	upper	turrets	of	

Hornby	Castle	 and	 St	Margaret’s	 Church	 tower.	 (Refer	 to	 Plates	 4.1,	 4.2,	 4.3	 and	4.4	 and	 refer	 to	
Photograph	 Locations	 15-19,	 21	 and	 24	 in	 the	 Applicant’s	 Environmental	 Statement	 Volume	 2	
prepared	by	Pegasus	Consulting).		

In	summary,	these	treelines	are	an	important	element,	not	only	to	the	landscape	and	visual	setting	

of	 Hornby	 itself,	 but	 to	 the	 visual	 amenity	 across	 the	 local	 landscape	 within	 the	 AONB.		
Consequently,	it	is	important	to	note	that	in	views	from	within	the	AONB	the	proposed	development	
will	be	located	to	the	forefront	of	the	mature	treelines,	so	introducing	a	substantial	area	of	urban	

form	 into:	 a)	 in	 a	 sensitive	 and	 prominent	 edge	 location	 on	 the	margins	 of	 the	 flooodplain,	 b)	
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intruding	into	the	open	countryside	including	the	highly	sensitive	valley	floodplain,	and	c)	sensitive	
visual	receptors	located	on	the	rising	ground	to	the	west	of	the	river.		

Both	the	physical	and	visual	separation	provided	by	the	mature	treelines	ensures	that	the	proposed	

development	will	be	clearly	visible,	more	in	context	with	the	valley	floodplain	rather	than	with	the	
urban	 form	 of	 Hornby.	 The	 intrusion	 of	 development	 onto	 a	 raised	 terrace	 on	 the	 edge	 of	 the	
floodplain	results	in	a	clear	and	direct	association	of	the	site	with	the	Lune	Valley	floodplain	and	to	

the	rising	landscape	to	the	west	beyond	of	the	river.		

It	 is	 interesting	 to	 note	 how	 the	 proposed	 built	 form	will	 extend	 across	 the	 raised	 terrace	 to	 the	
forefront	of	the	mature	treelines,	and	the	subsequent	degree	of	change	and	effect	on	visual	amenity	
when	compared	with	the	existing	view.		The	potential	visual	effects	are	clearly	illustrated	on	Figure	9	

-	Photomontages	View	15	–	View	from	Sandbeds	Lane	and	Figure	9	Photomontages	View	16	 from	
Gressingham	 Cottage	 in	 the	 Applicant’s	 Environmental	 Statement	 Volume	 2	 prepared	 by	 Pegasus	
Consulting.		

Photomontages	for	View	15	–	View	from	Sandbeds	Lane	–	Existing	View/Visualisation	View	at	Year	1.	

The	existing	view	(from	the	west,	elevation	of	41m,	distance	of	950m)	includes	available	views	of	a	
very	 limited	extent	of	urban	 form,	 including	parts	of	 the	OneSchool	Global	 -	Hornby	buildings,	 the	
upper	turrets	of	Hornby	Castle	and	a	very	 limited	number	of	residential	properties	 in	the	northern	

part	of	Royal	Oak	Meadow/Hornby	Bank.	The	photomontage	visualisation	 for	Year	1	 indicates	 the	
proposed	residential	development	extending	east	to	west	across	the	open	field	to	the	forefront	of	
the	 existing	 treelines.	 	 The	 additional	 extent	 of	 new	 urban	 form	 equates	 to	 an	 increase	 of	

approximately	110%	(i.e.	more	than	double),	over	and	above	the	amount	of	urban	form	currently	
available	in	the	view.	From	a	distance	of	less	than	1km,	the	proposed	development	would	cause	a	

conspicuous	change	to	the	composition	and	quality	of	the	existing	view.			

Photomontages	for	View	16	–	View	from	Gressingham	Cottage	–	Existing	View/Visualisation	View	at	
Year	1.		The	existing	view	(from	the	north	west,	elevation	of	38m,	distance	of	1.1km)	is	slightly	more	
oblique	to	views	of	the	site	however,	the	available	views	are	similar	to	those	for	Viewpoint	15.	The	

photomontage	 visualisation	 for	 Year	 1	 indicates	 the	 proposed	 residential	 development	 extending	
east	to	west	across	the	open	field	to	the	forefront	of	the	existing	treelines.	The	additional	extent	of	
new	 urban	 form	 equates	 to	 an	 increase	 of	 approximately	 250%	over	 and	 above	 the	 amount	 of	

urban	 form	currently	available	 in	 the	view.	 From	this	distance,	 the	proposed	development	would	
cause	a	conspicuous	change	to	the	composition	and	quality	of	the	existing	view.			

With	regard	to	the	potential	for	effective	mitigation	of	the	proposed	development	for	Viewpoints	15	
and	 16,	 refer	 to	 Figure	 9	 Photomontage	 Visualisation	 View	 at	 Year	 10	 in	 the	 Applicant’s	

Environmental	Statement	Volume	2	prepared	by	Pegasus	Consulting.		The	visualisations	indicate	that	
due	to	the	absence	of	any	existing	planting	along	the	northern	boundary	of	the	site,	any	mitigation	
planting	 to	 screen	 or	 filter	 medium	 range	 views	 would	 not	 be	 effective	 for	 at	 least	 (10+years).	

Consequently,	 it	 can	be	anticipated	 that	 the	proposed	development	will	 constitute	a	 substantial,	
clearly	visible	and	intrusive	feature	in	views	from	within	the	AONB	in	the	long	term.	

In	 summary,	 Viewpoints	 15	 and	 16	 are	 both	 located	 on	 rising	 ground	 within	 the	 AONB	 and	 the	
photomontage	 visualisations	 illustrate	 that	 the	 new	 residential	 development	 will	 introduce	 a	

substantial	 area	 of	 built	 form	 in	 a	 sensitive	 and	 prominent	 edge	 location	 on	 the	 margins	 of	 the	
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floodplain,	which	would	 appear	 as	 a	 clearly	 visible	 and	 intrusive	 feature	within	 its	 immediate	 and	
wider	setting.	The	proposed	development	would	cause	a	conspicuous	change	to	the	composition	

and	quality	of	 the	existing	view.	 	 Effective	mitigation,	 in	 the	 form	of	boundary	 screen	planting	 to	
screen	or	filter	medium	range	views	would	not	be	available	until	the	long	term	(10+	years).	

With	 reference	 to	 the	 latest	 Elevation	Treatments	Plan	Ref:	 40022-03-02	Revision	G	 submitted	by	
the	 Applicant	 it	 is	 disappointing	 to	 note	 that	only	 10	 out	 of	 the	 total	 of	 76	 proposed	 residential	

properties	 include	stone	cladding	to	part	of	 the	front	elevation.	This	equates	to	13%.	Eight	of	 the	
ten	properties	are	concentrated	to	locations	that	face	onto	the	access	road	immediately	as	it	enters	
the	site	from	Fleet	Lane	and	to	some	properties	that	are	set	around	the	central	open	space.			

GPC	are	concerned	 that	 the	 location,	extent	and	scale	of	 the	development	would	 intrude	 into	 the	

protected	landscape	of	the	AONB.	Extensive	mature	treelines	are	an	important	element,	not	only	to	
the	 landscape	 and	 visual	 setting	 of	 Hornby,	 but	 to	 the	 visual	 amenity	 across	 the	 local	 landscape	
within	 the	AONB.	The	proposed	development	will	be	 located	 to	 the	 forefront	of	 the	 treelines	and	

consequently	 it	will	 be	 clearly	 visible,	more	 in	 context	with	 the	 valley	 floodplain	 and	 to	 the	 rising	
landscape	to	the	west	beyond	the	river	rather	than	with	the	urban	form	of	Hornby.		

The	 proposed	 development	 is	 not	 sympathetic	 to	 its	 locality	 and	 does	 not	 complement	 its	 local	
landscape	setting	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.	
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4	LOCAL	LANDSCAPE	CHARACTER		

In	 order	 to	 determine	 the	 local	 landscape	 character	 and	 its	 sensitivities	 to	 any	 proposed	
development	 it	 is	 important	 to	 identify	 the	 ‘key	 characteristics’	 of	 the	 landscape	 (i.e.	 those	

combinations	of	elements	which	are	particularly	important	to	the	current	character	of	the	landscape	
and	help	to	give	an	area	its	particularly	distinctive	‘sense	of	place’).			

The	 key	 characteristics	 of	 the	 prevailing	 landscape	 character	 at	 the	 local	 level	 (within	 2kms)	 are	
described	 and	 analysed	 in	 three	 documents	 namely:	 A	 Landscape	 Strategy	 for	 Lancashire	 –	

Landscape	Character	Assessment	(2000)	and	the	Forest	of	Bowland	Landscape	Character	Assessment	
(2009).	 In	 addition,	 the	 Forest	 of	 Bowland	 AONB	Management	 Plan	 2019-2024	 describes	 the	 key	
characteristics	across	the	AONB	and	the	special	qualities	of	the	designated	landscape.		

A	Landscape	Strategy	for	Lancashire	–	Landscape	Character	Assessment	(2000)	

With	reference	to	this	document	the	proposed	site	is	 located	within	the	Landscape	Character	Type	

(LCT)	 11	 -	 Valley	 Floodplain	 and	 within	 a	 subset	 of	 Valley	 Floodplain	 identified	 as	 being	 within	
Landscape	Character	Area	(LCA)	11d	-	Lune	Valley.			

In	 summary	 the	 Assessment	 sets	 out	 the	 key	 characteristics	 of	 landscape	 character	 of	 the	 Valley	
Floodplains	 LCT	 which	 are	 described	 as	 “…broad,	 flat	 open	 floodplains	 on	 the	 valley	 floors…	 .		

Although	 part	 of	 the	 wider	 landscape	 of	 the	 valleys,	 the	 floodplains	 have	 distinctive	 landscape	
patterns	and	land	use	pressures.	They	are	characterised	by	 large	river	meanders,	eroded	bluffs	and	
terraces…which	enclose	the	floodplain	and	determine	 its	edge.	Large	fields	are	divided	by	post	and	

wire	 fencing,	 hedgerows	 or	 stone	walls…	 .	 The	 presence	 of	 …numerous	 ..motte	 and	 bailey	 castles	
suggest	their	early	and	prolonged	use	as	important	communications	routes.	Many	settlements	on	the	
fringes	 of	 the	 floodplain	mark	 important	 crossing	 points	where	 impressive	 stone	 bridges	 cross	 the	

water”.		

Human	 influences	 on	 the	 valley	 floodplains	 are	 described	 as	 “….in	 general	 terms	 the	 valley	
floodplains	are	devoid	of	settlement….Many	fields	are	now	devoted	to	improved	pasture.	

In	 summary	 the	 landscape	 of	 the	 Lune	 Valley	 LCA	 is	 described	 as	 “The	 Lune	 floodplain	 is	 a	 flat	

floodplain	surrounded	by	rolling	drumlins	and	hills.	The	Lune	 is	a	major	 lowland	river	with	a	classic	
pastoral,	tranquil	floodplain:	medium	-	large	regular	fields	of	lush	green	pasture…..	.	 	River	terraces	
and	bluffs	along	the	edge	of	the	floodplain	are	sculptural	elements	which	often	support	stone	farm	

buildings	and	the	remains	of	motte	and	bailey	castles.	These	mottes	provide	visible	evidence	for	the	
historic	importance	of	the	Lune	as	a	routeway.	The	well	preserved	Castle	Stede	at	Hornby….	.	Stone	
bridges	are	again	a	feature	and	mark	historic	crossing	points	of	the	river”.		

Under	the	section	setting	out	‘Landscape	Strategies’	for	the	differing	landscape	character	areas,	with	

regard	to	the	11d	-	Lune	Valley	LCA	the	Assessment	identifies	a	number	of	‘Forces	for	Change’	and	
their	‘Landscape	Implications’	and	states:	“	Built	development	on	the	margins	of	the	floodplain	forms	
a	prominent	edge	alongside	the	open	meadows	and	expansion	of	settlement	 in	such	sensitive	sites	

may	have	a	significant	effect	on	views	along	the	floodplain”		

Recommendations	for	the	Lune	Valley	LCA	include	“Conserve	long	open	views	across	and	along	the	
floodplains”.			Note:	Underline	is	my	emphasis.	
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Forest	of	Bowland	Landscape	Character	Assessment	(2009)	

With	 reference	 to	 this	more	 recent	 Character	 Assessment	 the	 proposed	 site	 is	 located	within	 the	
Landscape	 Character	 Type	 (LCT)	 J	 –	 Valley	 Floodplain	 and	 within	 a	 subset	 of	 Valley	 Floodplain	

identified	as	the	Landscape	Character	Area	(LCA)	J1	–	Lune.			

Many	 of	 the	 key	 characteristics	 of	 both	 the	 LCT	 J	 -	 Valley	 Floodplain	 and	 the	 LCA	 J1	 -	 Lune	 are	
repeated	 from	 the	 Lancashire	 Assessment.	 	 However,	 this	 more	 recent	 assessment	 offers	 more	
detail	on	the	 ‘Current	and	Future	Landscape	Changes	and	Opportunities’	 for	 the	Valley	Floodplain.	

The	issues	assessed	include:	past	landscape	changes,	the	current	condition	of	the	landscape,	future	
changes	 and	 opportunities,	 sensitivities	 and	 capacity	 for	 change.	 Finally,	 the	 assessment	 sets	 out	
‘Guidelines	for	Managing	Landscape	Change’	for	any	changes	identified.		

In	 summary,	 the	 landscape	 changes	 and	opportunities	 identified	 include:	 the	overall	 condition	 (or	

quality	i.e.	the	physical	state	of	the	landscape)	of	the	Valley	Floodplain	LCT	is	considered	as	good	to	
moderate.	With	regard	to	longer	term	future	changes	and	opportunities	(20+	years	from	2009),	the	
assessment	highlights	 that	 the	Forest	of	Bowland	AONB	Management	Plan	will	be	 the	“key	 tool	 in	

managing	change	and	ensuring	a	positive	future	for	the	area”.		

One	potential	issue	in	relation	to	long-term	change	is	identified	as	‘Development’,	which	states	that:	
“The	built	environment	is	predominately	in	the	vernacular	style	and	is	currently	a	distinct	element	of	
the	 landscape	 fabric…..a	 reduction	 in	 the	use	of	appropriate	 local	materials	will	 erode	 this	distinct	

characteristic	 of	 the	 landscape,	 with	 increasing	 pressure	 on	 the	 local	 towns	 from	 residential	 and	
other	development”.		

The	issues	highlighted	in	the	‘Sensitivities	and	Capacity	for	Change’	section	are	identified	as:	“Overall	
visual	sensitivity	within	the	Valley	Floodplain	LCT	 is	considered	to	be	high,	as	a	result	of	 the	strong	

intervisibility	with	surrounding	higher	LCT’s	and	the	strong	sense	of	openness	within	views	along	the	
valleys”.	A	diverse	patchwork	of	linear	freshwater	and	wetland	habitats….	contribute	to	overall	high	

…	 landscape	 character	 sensitivity.	 	 In	 addition,	 …	 there	 is	 a	 strong	 cultural	 pattern	 of	
hedgerows…that	contribute	to	overall	high	cultural	sensitivity.		As	a	result	of	the	above	factors,	this	
LCT	 is	 considered	 to	 have	 limited	 capacity	 to	 accommodate	 change	 without	 compromising	 key	

characteristics”.	

In	the	‘Guidelines	for	managing	landscape	change’	in	relation	to	‘Aesthetic	and	perceptual	character’	
the	 guidance	 identifies	 the	 need	 to	 “Conserve	 open	 views	 along	 and	 across	 the	 valley	 floodplains	
towards	adjacent	LCT’s”.		Note:	Underline	is	my	emphasis.	

	

Forest	of	Bowland	AONB	Management	Plan	2019-2024.		

The	Forest	of	Bowland	AONB	is	designated	as	a	landscape	of	national	significance.	 	The	purpose	of	

the	AONB	designation	reflects	the	process	of	constant	landscape	change,	encouraging	activities	that	
conserve	 and	 enhance	 the	 ‘special	 qualities’	 of	 the	 area	 and	minimising	 activities	 that	 present	 a	
threat	to	the	unique	character	of	the	area.	The	Management	Plan	is	the	document	that	sets	out	the	

aims	and	objectives	of	the	AONB.	The	Plan	sets	out	a	total	of	seven	key	characteristics,	four	of	which	
are	relevant	to	the	proposed	site	and	its	local	landscape:	
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• The	landscape’s	historic	and	cultural	associations;	
• The	undulating	lowlands;	

• The	serenity	and	tranquillity	of	the	area;	and	
• The	distinctive	pattern	of	settlements.	

Natural	beauty	is	at	the	heart	of	the	AONB	and	this	natural	beauty	is	derived	from	the	Area’s	largely	
unspoilt	countryside,	combined	with	a	set	of	‘Special	Qualities’	that	contribute	to	the	Area’s	unique	

‘sense	of	place’.		Four	of	those	special	qualities	are	of	relevance:	

• An	outstanding	landscape;	
• A	landscape	rich	in	heritage;	
• A	living	landscape;	and	

• A	place	to	enjoy	and	keep	special.	

The	‘outstanding	 landscape’	 is	of	high	quality	and	the	outstanding	natural	beauty	of	the	 landscape	
sets	the	AONB	apart	from	other	landscapes.	The	many	different	landscape	types	and	the	relationship	
between	them,	are	all	intrinsic	to	the	AONB’s	overall	character.		

In	relation	to	the	proposed	site	the	differing	landscape	types	include;	“…vistas	of	the	higher	fells,	,…	

lower	 lying	 landscapes	 such	 as	 the	 rolling	 pastoral	 farmland,…	 woodlands,….	 river	 valleys	 and	
floodplains.		These	differing	landscape	types	combine	to	form	a	mosaic	of	landscapes	which	reflect	a	
rich	history	and	cultural	heritage.	

The	 AONB	 has	 a	 varied	 landscape,	 rich	 in	 the	 heritage	 of	 archaeological	 and	 historic	 landscape	

patterns,	 distribution	 and	 form	 of	 settlements.	 The	 AONB	 is	 also	 a	 living	 landscape,	 where	 dairy	
farming	 remains	 a	 significant	 land	 use	 in	 the	 valleys.	 Traditional	 farming	 methods	 continue	 long	
established	patterns	within	pastoral	fields	enclosed	by	distinctive	drystone	walls	and	hedges.		

The	AONB	also	aims	to	meet	the	demands	of	recreation	and	the	Plan	acknowledges	that	the	lower	
lying	river	valleys	have	their	very	own	distinctive	character	which	makes	them	a	popular	destination	
with	walkers,	cyclists,	horse	riding,	fishing	and	canoeing.	

The	Management	Plan	 identifies	a	number	of	 ‘Key	Issues	and	Forces	for	Change’	within	the	AONB,	

including	development	pressures.	 These	pressures	 are	 specifically	 identified	 as	 “pressures	 for	 new	
development	 in	 open	 and	 exposed	 landscapes	 which	 can	 be	 more	 visually	 intrusive”	 and	
“development,	traffic	and	lighting	within	and	beyond	the	AONB	boundary	is	increasingly	affecting	its	

tranquillity”.		
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Plate	4.1	–	Elevated	view	from	a	public	footpath	at	Silver	Hill	northwest	of	the	site	at	an	elevation	of	50m	and	
distance	of	1.1km	to	site	centre.	From	this	 location	views	are	available	both	along	the	Lune	floodplain	to	the	

north	and	 south	and	also	across	 the	 floodplain.	Due	 to	 the	elevation	of	 the	 viewpoint	 intervisibility	with	 the	
wider	landscape	is	available.		

The	proposed	site	is	exposed	and	clearly	visible	located	in	the	eastern	part	(left	side)	of	the	flat	agricultural	field	

that	sits	above	the	river	 terrace.	The	western	site	boundary	 is	defined	by	a	hedgerow	however,	 the	northern	
site	boundary	is	completely	open.	In	this	view	the	entire	width	and	length	of	the	proposed	site	is	available	in	the	

view.	

The	upper	turrets	of	Hornby	Castle	and	St	Margaret’s	Church	tower	rise	above	the	extensive	mature	treelines	

that	provide	an	effective	screen	and	containment	of	the	urban	form	in	Hornby.			Some	of	the	OneSchool	Global	-	
Hornby	 buildings	 are	 visible,	 however	 only	 very	 limited	 views	 of	 residential	 development	 in	 Royal	 Oak	

Meadow/Hornby	 Bank	 and	 consequently	 the	 available	 view	 includes	 only	minimal	 influence	 of	 existing	 built	
form.		

The	 proposed	 development	 would	 be	 located	 to	 the	 forefront	 of	 the	 mature	 treelines,	 in	 a	 sensitive	 and	

prominent	edge	location	on	the	margins	of	the	floodplain.	The	built	development	would	bring	the	presence	of	
new	urban	form	into	the	AONB	and	closer	to	the	highly	sensitive	valley	floodplain	and	to	recreational	users	on	

the	 footpath.	 The	 proposed	 development	 would	 constitute	 an	 expansion	 of	 Hornby	 into	 a	 sensitive	 and	
prominent	site	and	would	cause	a	conspicuous	change	 to	 the	composition	and	quality	of	existing	views	both	

along	and	across	the	floodplain.	

Expansion	of	Hornby	 in	 this	 sensitive	and	prominent	edge	 location	on	 the	margin	of	 the	 floodplain	would	be	
contrary	 to	 the	 landscape	 implications	 and	 recommendations	 for	 the	 Lune	 Valley	 included	 in	 the	 Landscape	

Strategy	for	Lancashire	–	Landscape	Character	Assessment	(LCA)	2000	and	the	Forest	of	Bowland	LCA	2009	to	
“Conserve	long	open	views	across	and	along	the	floodplains”.		The	visual	sensitivity	within	the	Valley	Floodplain	

is	assessed	to	be	high,	as	a	result	of	the	strong	intervisibility	with	surrounding	higher	landscapes	and	the	strong	
sense	 of	 openness	 within	 views	 along	 the	 valleys.	 These	 factors	 contribute	 to	 conclusions	 in	 the	 Forest	 of	

Bowland	LCA	that	the	Valley	Floodplain	is	considered	to	have	limited	capacity	to	accommodate	change	without	
compromising	key	characteristics.		
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Plate	 4.2	 –	 View	 from	 the	 northwest	 at	 an	 elevation	 of	 37m	 and	 distance	 of	 1.1km	 to	 site	 centre.	 View	 is	

located	 at	 the	 eastern	 edge	 of	 Gressingham	 Conservation	 Area	 in	 the	 car	 park	 of	 Gressingham	 Hall	 Mews	
Cottages.	 From	 this	 viewpoint	 the	 slopes	 of	 the	 river	 terrace	 forming	 the	 edge	 of	 the	 floodplain	 are	 a	 key	

feature	and	the	proposed	site	is	located	on	the	open	and	exposed	level	ground	at	the	top	of	the	terrace.	

The	 eastern	 boundary	 of	 the	 site	 is	 defined	 by	 the	 avenue	 of	 mature	 trees	 along	 Fleet	 Lane	 however,	 the	

northern	site	boundary	is	completely	open.	Views	of	the	OneSchool	Global	-	Hornby	are	limited,	whilst	Hornby	
itself	is	effectively	screened	by	extensive	mature	treelines	with	the	upper	turrets	of	Hornby	Castle	rising	above	

the	trees.	From	this	direction	the	tree	avenue	along	Fleet	Lane	screens/filters	views	of	part	of	 the	residential	
development	 in	 Royal	 Oak	 Meadow/Hornby	 Bank	 on	 the	 outskirts	 of	 Hornby.	 A	 small	 gap	 in	 the	 treeline	

provides	a	small	view	of	the	residential	development	however	overall,	the	available	view	includes	only	a	limited	
influence	of	existing	built	form.		

From	this	viewpoint	 the	proposed	development	would	be	 located	 to	 the	 forefront	of	part	of	 the	 tree	avenue	

along	Fleet	Lane,	properties	in	Royal	Oak	Meadow/Hornby	Bank,	the	school	buildings	together	with	the	mature	
treelines.	The	proposed	development	would	bring	the	presence	of	new	urban	form	 into	the	AONB	and	would	

constitute	an	expansion	of	Hornby	in	a	sensitive	and	prominent	location	on	the	margins	of	the	floodplain	and	
closer	to	Gressingham	Conservation	Area.	The	proposed	development	would	cause	a	conspicuous	change	to	the	

composition	 and	 quality	 of	 existing	 views	 both	 along	 and	 across	 the	 floodplain.	 Views	 across	 the	 floodplain	
would	not	be	conserved.	

Such	an	expansion	of	Hornby	would	be	contrary	 to	 the	 landscape	 implications	and	 recommendations	 for	 the	

Lune	Valley	 included	 in	the	Landscape	Strategy	for	Lancashire	–	Landscape	Character	Assessment	 (LCA)	2000	
and	 the	 Forest	 of	 Bowland	 LCA	 2009.	 The	 Valley	 Floodplain	 is	 considered	 to	 have	 limited	 capacity	 to	

accommodate	change	without	compromising	key	characteristics.		
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Plate	 4.3	 –	 View	 from	 residential	 property	 (Castle	 View)	 northwest	 of	 the	 site	 at	 an	 elevation	 of	 30m	 and	
distance	of	890m	 to	 site	 centre.	The	proposed	 site	 is	 located	 in	 the	eastern	part	of	 the	 flat	agricultural	 field	

located	on	the	top	of	the	steep	10m	high	river	terrace	in	a	sensitive	and	prominent	edge	location	on	the	margin	
of	 the	 floodplain.	 The	 upper	 turrets	 of	Hornby	 Castle	 rise	 above	 the	 extensive	mature	 treelines	 that	 provide	

effective	screening	to	urban	form	in	Hornby.		There	are	limited	views	of	upper	gable	elevations,	rooflines	and	
chimneys	housing	in	Royal	Oak	Meadow/Hornby	Bank.		Consequently,	the	available	view	includes	only	a	limited	

influence	of	existing	built	form.		

The	proposed	development	would	be	located	to	the	forefront	of	the	properties	at	Royal	Oak	Meadow	as	well	as	

the	mature	treelines.	The	visual	effect	would	be	to	bring	the	presence	of	distinct	and	clearly	visible	urban	form	
into	the	AONB	and	closer	to	Castle	View.		

The	 proposed	 development	 would	 constitute	 an	 expansion	 of	 Hornby	 into	 a	 sensitive	 and	 prominent	 edge	

location,	 closer	 to	 the	 highly	 sensitive	 valley	 floodplain	 and	 would	 cause	 a	 conspicuous	 change	 to	 the	
composition	 and	 quality	 of	 existing	 views	 across	 the	 floodplain.	 	 Such	 an	 expansion	 of	 Hornby	 would	 be	
contrary	 to	 the	 landscape	 implications	 and	 recommendations	 for	 the	 Lune	 Valley	 included	 in	 the	 Landscape	
Strategy	for	Lancashire	–	Landscape	Character	Assessment	(LCA)	2000	and	the	Forest	of	Bowland	LCA	2009.	
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Plate	4.4	-	View	from	Eskrigge	Lane/close	to	residential	properties	(Belle	Vue	and	The	Mistral),	looking	due	west	
of	the	site	at	an	elevation	of	70m	and	distance	of	1.2km	to	site	centre.	The	steep	slopes	of	the	river	terrace	that	

defines	 the	 edge	 of	 the	 floodplain	 is	 visible	 at	 the	 left-hand	 edge	 of	 the	 photograph.	 The	 proposed	 site	 is	
located	on	a	terrace	in	a	sensitive	and	prominent	edge	location	on	the	margin	of	the	floodplain.	

Elevated,	 clear,	 uninterrupted	 and	 direct	 views	 looking	 due	 east	 across	 the	 open	 field,	 (the	 intervening	

hedgerow	forms	the	site’s	western	boundary).	From	this	viewpoint	the	entire	width	and	length	of	the	proposed	
site	is	clearly	visible	in	the	view.	Priory	Lane	defines	the	site’s	northern	boundary	and	the	open	playing	field	of	

OneSchool	Global	-	Hornby	which	lies	beyond	the	site’s	southern	boundary	can	be	seen.		There	are	limited	views	
of	 the	 OneSchool	 Global	 -	 Hornby	 buildings	 however,	 residential	 properties	 in	 northern	 part	 of	 Royal	 Oak	

Meadow/Hornby	Bank	on	the	outskirts	of	Hornby	are	clear	and	distinct,	visible	between	the	short	150m	wide	
gap	 in	 the	mature	 tree	 screen	 that	 exists	 between	 the	 junction	 of	 Fleet	 Lane/A683	 and	OneSchool	 Global	 -	

Hornby.	The	views	are	wide	 ranging	along	and	across	 the	Lune	 floodplain	and	 the	wider	 landscapes	beyond.		
Within	the	available	views	there	is	only	a	limited	influence	of	existing	built	form.		

The	settlement	of	Hornby	is	contained	by	mature	treelines.	The	proposed	development	would	be	located	to	the	

forefront	of	the	avenue	of	mature	trees	along	Fleet	Lane	and	properties	 in	Royal	Oak	Meadow/Hornby	Bank.	
New	urban	form	would	extend	into,	and	be	visually	exposed	to,	the	open	countryside	and	the	resulting	visual	

effect	will	bring	the	presence	of	urban	form	into	the	AONB,	closer	to	the	highly	sensitive	valley	floodplain	and	to	
recreational	 users	 on	 the	 rural	 lane	 and	 residential	 properties	 on	 the	 outskirts	 of	 Eskrigge.	 The	 proposed	

development	would	constitute	an	expansion	of	Hornby	into	in	a	sensitive	and	prominent	edge	location	on	the	
margin	 of	 the	 floodplain	 and	would	 cause	 a	 conspicuous	 change	 to	 the	 composition	 and	 quality	 of	 existing	

views	both	along	and	across	the	floodplain.	

Expansion	of	Hornby	in	this	location	would	be	contrary	to	the	landscape	implications	and	recommendations	for	

the	 Lune	Valley	 included	 in	both	 the	 Lancashire	and	Forest	of	Bowland	 Landscape	Character	Assessments	 to	
“Conserve	long	open	views	across	and	along	the	floodplains”.		The	visual	sensitivity	within	the	Valley	Floodplain	

is	assessed	to	be	high,	as	a	result	of	the	strong	intervisibility	with	surrounding	higher	landscapes	and	the	strong	
sense	 of	 openness	 within	 views	 along	 the	 valleys.	 These	 factors	 contribute	 to	 conclusions	 in	 the	 Forest	 of	

Bowland	LCA	that	the	Valley	Floodplain	is	considered	to	have	limited	capacity	to	accommodate	change	without	
compromising	key	characteristics.	
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Summary	of	Landscape	Character	

In	 summary,	 the	 descriptions,	 strategies	 and	 forces	 for	 change	 of	 the	 landscape	 character	 of	 the	
Valley	 Floodplain	 and	 the	 River	 Lune	 contained	 within	 the	 Lancashire	 and	 Forest	 of	 Bowland	

Landscape	Character	Assessments	and	the	AONB	Management	Plan	confirms	that:	

• LANDSCAPE	VALUE	–	Highest	–	national	landscape	designation	of	AONB;	
• LANDSCAPE	SENSITIVITY	–	High	–	a	designated	landscape	of	high	national	importance,	with	

a	strong	‘sense	of	place’.		A	landscape	containing	distinctive	elements,	high	visual	sensitivity	

as	a	result	of	the	strong	intervisibility	with	surrounding	higher	areas	and	the	strong	sense	of	
openness	within	views	along	the	valleys.	High	cultural	heritage	sensitivity.	The	landscape	
has	limited	ability	to	accommodate	change	without	compromising	key	characteristics;		

• LANDSCAPE	SUSCEPTIBILITY	–	Highest	-	The	landscape	is	high	quality	and	in	good/moderate	
condition,	the	key	landscape	characteristics	have	the	potential	to	be	altered	resulting	from	
the	 proposed	 development.	 The	 Lune	 is	 a	 major	 lowland	 river	 with	 a	 classic	 pastoral,	

tranquil	floodplain;	
• LANDSCAPE	STRATEGIES	-	Conserve	long	open	views	across	and	along	the	floodplains.	
• FORCES	 FOR	 CHANGE	 AND	 THEIR	 LANDSCAPE	 IMPLICATIONS	 -	 Built	 development	 on	 the	

margins	 of	 the	 floodplain	 forms	 a	 prominent	 edge	 alongside	 the	 open	 meadows	 and	
expansion	 of	 settlement	 in	 such	 sensitive	 sites	may	 have	 a	 significant	 (adverse)	 effect	 on	
views	along	the	floodplain.	Pressures	for	new	development	in	open	and	exposed	landscapes	

can	 be	 more	 visually	 intrusive.	 Development	 within	 and	 beyond	 the	 AONB	 boundary	
increasingly	affecting	its	tranquillity.			

• LONG	 TERM	 CHANGE	 –	 Development	 -	 with	 increasing	 pressure	 on	 local	 towns	 from	

residential	development,	a	reduction	in	the	use	of	appropriate	local	materials	and	the	use	of	
the	vernacular	style	will	erode	this	distinct	characteristic	of	the	landscape.		

In	summary,	the	proposed	development	can	be	assessed	to	have	the	following	level	of	effects	on	the	

prevailing	landscape	character:	

• LANDSCAPE	 MAGNITUDE	 OF	 CHANGE	 –	 High	 -	 a	 large	 proportion	 of	 the	 proposed	
development	would	be	visible	within	the	landscape,	in	a	prominent	location.	

• LANDSCAPE	EFFECTS	MATRIX	–	High	landscape	sensitivity	correlated	with	a	High	magnitude	

of	 change	 =	MAJOR	 EFFECT.	 Built	 development	 on	 the	margins	 of	 the	 floodplain	 forms	 a	
prominent	edge	alongside	 the	open	meadows.	The	proposed	development	would	cause	a	
substantial	 change	 to	 landscape	 character.	 Effects	 at	 this	 level	 can	 be	 considered	 to	 be	

material	decision	making	factors.		
• NATURE	 OF	 THE	 EFFECT	 -	 Adverse	 -	 the	 quality	 of	 the	 environment	 is	 diminished.	 	 The	

proposed	development	would	detract	from	the	receiving	landscape	by	the	addition	of	a	new	

intrusive	and	discordant	feature	in	a	sensitive	and	prominent	edge	location	on	the	margins	
of	the	Valley	Floodplain.	

• REVERESIBILITY	OF	LANDSCAPE	EFFECT	–	Partially	 reversible,	 a	 change	 that	 could	be	only	

partially	reversed	within	10	years.	Creation	of	new	hedgerows	and	tree	screen	particularly	
to	the	northern	site	boundary	would	only	be	partially	effective	up	to	10	years	after	planting	
as	illustrated	on	the	photomontage	visualisations.		
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5	CONCERNS	OVER	HIGHWAY	SAFETY	AND	FLOODING	

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	 Fall	 Kirk	 (principal	 road	 within	
Gressingham)	 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	
(Scheduled	Ancient	Monument	and	Grade	II	Listed).			

The	 impact	of	 the	 increased	traffic	 from	a	development	of	 this	 scale	 in	 this	 location	will	be	 felt	as	
much,	if	not	more,	by	the	village	of	Gressingham	and	Loyn	bridge,	rather	than	Hornby.		The	impact	

will	 be	 significant	 in	Gressingham	as	 this	 route	 is	 the	 shortest	 and	quickest	 from	 the	 site	 to	most	
major	shopping,	leisure	and	work	destinations.			

The	proposed	development	of	76	houses,	plus	23	houses	at	Royal	Oak	Meadow	and	11	houses	at	
Ingleborough	 View	 (both	 with	 outline	 planning	 permission)	 would	 have	 the	 cumulative	 effect	 of	

potentially	 increasing	Hornby’s	population	by	45%	and	 lead	 to	 approximately	160-200	additional	
vehicles	using	Fleet	Lane	and	Fall	Kirk	through	Gressingham	village	on	a	daily/regular	basis.	

	

Impact	upon	Gressingham	of	increasing	traffic	generation	

The	 principal	 road	 through	 Gressingham	 connects	 the	 A683	 (just	 outside	 Hornby)	 to	 the	 B6254	
Carnforth-Kirkby	 Lonsdale	 road	 (near	 Redwell)	 and	 crosses	 the	 Lune	 at	 Loyn	 Bridge,	 one	 of	 only	

three	crossings	of	the	River	Lune	between	Lancaster	and	Kirkby	Lonsdale.		The	road	is	also	a	route	to	
Junction	 35	 on	 the	 M6	 (and	 the	 Bay	 Gateway).	 	 This	 means	 that	 although	 the	 route	 through	

Gressingham	 is	 an	 unclassified	 minor	 road,	 there	 is	 regular	 flow	 of	 business,	 domestic	 and	
recreational	vehicular	traffic	including	motor-cycles,	bicycles	(the	road	is	part	of	National	Cycle	Way	
69	which	is	very	popular	route	with	cyclists	undertaking	the	Coast	to	Coast	Cycle	route),	private	cars,	

delivery	vans,	buses,	agricultural	vehicles	and	heavy	goods	vehicles.			

In	 Gressingham,	 both	 the	main	 road	 through	 the	 village	 and	 the	 side-roads	 are	 very	 narrow	 and	
there	are	no	pavements	and	little	street	lighting.		There	is	a	30mph	speed	limit	through	the	village.	

GPC	has	expressed	 its	profound	concerns	 for	public	 safety	 to	 Lancashire	County	Council	Highways	
department	on	many	occasions	including	two	letters	to	the	Cabinet	Member	for	Highways	and	over	

30	 separate	 emails	 to	 LCC	 officers.	 	 GPC	 has	 been	 pressing	 for	 a	 revised	 speed	 limit	 of	 20mph	
through	the	village	for	many	years.		

To	 provide	 evidence	 of	 our	 concerns,	 the	 Parish	 Council	 commissioned	 a	 7-month	 study	 of	 traffic	
movements	through	the	village	from	June	2017-January	2018	using	a	Speed	Indicator	Display	(SpID)	

Model	'Clever	Sid'	serial	number	1005-72364	manufactured	by	CA	Traffic	Ltd.		The	SpID	was	located	
on	 the	main	 road	 (Fall	 Kirk)	 at	 the	 eastern	 approach	 to	 the	 village,	 sensing	 vehicles	 entering	 the	
village,	that	is,	travelling	east	to	west	only.		The	key	issues	arising	from	this	survey	showed:	

• During	this	period,	71,140	readings	were	recorded	at	an	average	speed	of	32.7mph.			
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• The	 maximum	 vehicle	 speed	 was	 68mph	 and	 the	 most	 common	 (median)	 speed	 was	
33mph.			

• However,	15%	of	vehicles	 (10,671)	were	travelling	 faster	 than	40mph	through	the	village	
and	39%	(27,745)	were	travelling	faster	than	35mph.		Almost	600	vehicles	exceeded	50mph	
entering	the	village.	

• Analysis	of	peak	mean	traffic	flow	showed	87	vehicles	per	hour	travelling	through	the	village,	
albeit	 in	 one	 direction	 only.	 	 (Making	 a	 reasonable	 assumption	 to	 double	 traffic	 flow	
accounting	 for	 vehicles	 travelling	 in	 both	 directions	 would	 assume	 an	 average	 of	 174	

vehicles	per	hour	or	3	vehicles	every	minute).		
• On	the	day	of	recorded	peak	flow	(15/7/2017),	during	the	peak	hour	the	median	speed	was	

38mph,	the	average	speed	was	38mph	and	the	peak	speed	was	53mph.	

• Traffic	density	was	spread	fairly	evenly	during	daytime	hours.		There	was	little	evidence	of	a	
morning	or	evening	‘rush	hour’.	 	However,	 in	spite	of	the	prescribed	limit	of	30mph,	most	
vehicles	exceeded	this	limit	when	entering	the	village.	

This	 survey	 illustrates	 that	 there	 is	 a	 long-standing	 problem	 with	 vehicles	 travelling	 through	

Gressingham	 village	 at	 excess	 speed.	 The	 survey	 covered	 a	 7-month	 period	 approximately	 three	
years	 ago	but	 there	 is	 a	 perception	 that	 traffic	 volume	has	 increased	markedly	 since	 2017/2018,	
particularly	 large	 agricultural	 and	 articulated	 vehicles	 especially	 since	 the	 opening	 of	 the	 Bay	

Gateway.			

One	 specific	 concern	 is	 in	 the	 centre	 of	Gressingham,	where	 there	 is	 a	 ‘blind	 summit’	where	 the	
road	narrows	(3.8m)	to	single-file	traffic	at	a	point	where	there	are	no	sight-lines	for	traffic	travelling	
in	 opposite	 directions.	 	 Rabbit	 Lane	 joins	 Fall	 Kirk	 at	 this	 point	 of	 the	 ‘blind	 summit’	 which	

compounds	the	hazard.		There	are	regular	minor	collisions	and	‘near	misses’	here,	albeit	(so	far)	with	
no	reported	injuries.	
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Plate	5.1	(above)	and	Plate	5.2	(below)	-	 ‘blind	summit’	on	Fall	Kirk	at	3.8m	wide.	 	Sight	lines	are	severely	
restricted	at	the	brow	of	this	summit	resulting	in	minor	collisions	and	‘near	misses’	for	vehicles	travelling	in	
both	directions.		Note	the	lack	of	any	footpath	and	the	potential	risk	to	pedestrians,	horse	riders	and	cyclists.	

	

	

	

	

	

	

	

	

	

In	the	centre	of	the	village	there	is	a	100	metre	stretch	of	road	(with	no	pavement	for	pedestrians)	

which	is	only	wide	enough	(4.6m)	for	one	vehicle	at	a	time	to	pass	and	with	no	line	of	sight	to	see	
oncoming	traffic.		

	

	

	

	

	

	

	

	

	

	

Plate	5.3	-	100m	stretch	of	Fall	Kirk	at	4.6m	wide.	 	From	the	brow	of	the	summit,	 it	 is	not	possible	for	two	
vehicles	to	pass.		

There	are	3	‘blind	junctions’	joining	Fall	Kirk,	at	Eskrigge	Lane,	Rabbit	Lane	and	Tenter	Hill.		In	every	
instance	 the	 visibility	 splays	 along	 Fall	 Kirk	 from	 these	 side	 roads	 is	 severely	 restricted.	 	 This	 is	

illustrated	in	Plate	5.4	below.	
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The	means	of	access	for	pedestrians	and	vehicles	accessing	the	highway	from	residential	properties	
located	along	Fall	Kirk	are	also	severely	compromised.	

	

	

	

	

	

	

	

	

	

	

Plate	5.4	-	Eskrigge	Lane	(car	emerging	 left)	/	Fall	Kirk	(main	road)	/	Rabbit	Lane	(car	and	trailer	right)	
junction	at	‘blind	summit.’		As	illustrated	above,	vehicles	emerging	from	the	side	roads	joining	Fall	Kirk	have	
severely	restricted	visibility	splays.	 	Note	the	lack	of	footpaths	and	a	bus	stop	near	the	brow	of	the	summit.		
There	have	been	several	minor	collisions	here	and	damage	to	residential	properties	(right)	and	the	church	
wall	(left).	

	

Impact	of	increasing	traffic	on	Loyn	Bridge		

The	 impact	 of	 increasing	 traffic	 in	 the	 area	 is	 a	 major	 concern	 especially	 travelling	 over	 Loyn	
Bridge,	 a	 Scheduled	 Ancient	 Monument	 and	 Grade	 II	 Listed.	 	 The	 Loyn	 bridge	 is	 a	 culturally	

significant	heritage	asset	within	the	AONB	and	a	precious	feature	in	the	Lune	Valley.		Loyn	bridge	has	
a	 single	 carriageway	 and	 has	 already	 been	 subject	 to	 considerable	 damage	 caused	 by	 regular	
flooding,	very	large	articulated	vehicles,	collisions	and	vandalism.		

	
As	one	of	three	crossings	of	the	River	Lune,	the	bridge	has	been	subject	to	considerable	stress	from	
increasing	traffic	and	further	traffic	generation	which	would	result	from	Story’s	planning	application	

would	only	compound	this	problem.			
	
The	area	surrounding	Loyn	bridge	 is	a	treasured	beauty	spot	on	the	Lune	Valley	Ramble	attracting	

walkers,	canoeists,	horse	riders,	cyclists	using	National	Cycle	Way	69	and	families	enjoying	picnics	by	
the	riverside.		At	times,	the	volume	of	visitors	is	very	high	which	leads	to	considerable	congestion	
and	traffic	disruption.		This	is	illustrated	below.	
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Plate	 5.5	 –	 The	 approach	 to	 Loyn	 Bridge	 from	Gressingham.	 	 The	 bridge	 is	 a	 single	 carriageway	with	 piers	

where	pedestrians	can	find	a	place	of	safety	when	traffic	is	passing.		As	illustrated	above,	the	bridge	is	subject	
to	congestion	especially	during	summer	periods	with	parking	on	both	sides	of	the	bridge	approach.		Further,	the	

angled	approach	to	the	bridge	from	both	the	Hornby	and	Gressingham	sides	results	in	severely	restricted	sight	
lines	 and	 cars,	 in	 particular,	 are	 unable	 to	 see	 oncoming	 traffic	 until	 they	 enter	 the	 bridge	 itself.	 	 The	 plate	

above	shows	an	articulated	vehicle	stuck	at	the	bridge	exit	as	 it	 is	unable	to	negotiate	the	turn.	 	Agricultural	
vehicles	also	experience	difficulties	in	making	the	bridge	crossing	during	busy	periods.		The	congestion	on	both	

sides	 of	 the	 bridge	 takes	 considerable	 time	 to	 disperse	 especially	 as	 vehicles	 must	 negotiate	 some	 tricky	
reversing.	 	 There	 have	 been	 a	 number	 of	 collisions	 and	 ‘near	misses’	with	 traffic	 and	 pedestrians	 using	 the	

bridge.	

GPC	believes	that	to	consider	increasing	the	volume	of	construction	traffic	and	new	residents'	traffic	
is	a	significant	health	and	safety	issue	as	well	as	being	totally	detrimental	to	the	local	environment	

and	our	cultural	heritage.		The	Local	Plan	2020	under	Policy	SP7	states	that	the	Council	will	“seek	to	
identify,	 protect	 and	 enhance	 local	 heritage	 assets”	 and	 thus	 any	 further	 increase	 in	 traffic	
generation	would	place	this	significant	cultural	and	historical	site	at	risk.	
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Highway	Flooding	Concerns	

The	 Lancaster	 City	 Council	 Multi-Agency	 Flood	 Plan	 –	 Version	 3.2	 (June	 2020)	 clearly	 identifies	
Hornby	 L4	 Flood	 Area	 having	 “high	 risk	 premises	 and	 key	 installations.”	 	 It	 also	 states	 that	 the	

floodplain	 is	 subject	 to	 groundwater	 flooding	 when	 the	 level	 of	 water	 underground	 (the	 ‘water	
table’)	rises	and	water	emerges	above	the	natural	surface.		Groundwater	flooding	events	in	the	Lune	
floodplain	occur	after	prolonged	heavy	rain	lifts	the	water	table	which	can	occur	very	rapidly	leading	

to	risk	to	life	and	livestock	and	potential	damage	to	infrastructure	and	properties.	
	
During	Storm	Desmond	in	2015,	the	floodplain	was	overwhelmed	but	the	river	floods	3-4	times	per	

year	 in	 the	 Melling/Hornby/Gressingham/Aughton	 area.	 	 Annual	 repairing	 and	 replacement	 of	
fences	 along	 the	 floodplain	 particularly	 adjoining	 the	 road,	 and	 thus	 preventing	 livestock	 from	
straying	onto	the	highway,	is	also	a	considerable	financial	burden	for	the	farmer.		
	

The	frequency	of	flooding	leads	to	considerable	disruption	to	all	road	users	and	local	residents	and	

when	the	road	is	closed	to	traffic,	there	are	very	long	diversions	of	16	miles	via	Kirkby	Lonsdale	or	
Halton.	 	 Flood	 warning/road	 closed	 notices	 are	 displayed	 as	 needed	 at	 St.	 John’s	 Church	 in	
Gressingham	on	Fall	 Kirk,	 Fleet	 Lane	above	Fleets	 Farm	and	on	Fleet	 Lane	at	 its	 junction	with	 the	

A683	Melling	Road,	adjacent	to	the	proposed	site.		
	
	

	
	
Plate	 5.6	 –	 As	 illustrated	 above,	 the	 road	 across	 Loyn	 Bridge	 is	 marked	 by	 two	 parallel	 lines	 to	 the	 left	

foreground.		There	is	a	car	shown	by	its	headlights	stationary	below	Marl	Hole	Wood,	540	metres	from	the	site	
centre.		Fleets	Farm	is	shown	in	the	foreground	with	Castle	View	(with	adjoining	white	conservatory).		Flooding	

on	this	scale	occurs	3-4	times	annually.			



	 	

23	
	

	

	
	
Plate	5.7	–	This	 illustrates	 the	extent	of	annual	 flooding	 in	 the	Lune	valley	around	Loyn	bridge	which	can	be	

seen	on	the	left	of	the	picture.	 	The	normal	river	course	is	marked	by	trees	to	the	right	with	Marl	Hole	Wood	
above.	 	The	road	is	completely	flooded	showing	a	white	vehicle	waterlogged	and	abandoned.	 	The	stationary	

car	 on	 the	 road	 in	 the	 foreground	 denotes	 the	 extent	 of	 flooding.	 	 This	 photograph	 is	 taken	 from	 the	 same	
viewpoint	used	by	the	Applicant	(Story	Homes)	in	its	visualisation	at	Viewpoint	17.			

	
	

	

	
	
Plate	5.8	–	This	illustrates	the	extent	of	flooding	in	the	floodplain	looking	towards	Aughton,	taken	from	Silver	

Hill.		The	same	abandoned	white	vehicle	can	be	seen	with	a	fence	and	hedge	line	denoting	the	road	alignment.		
Fleets	Farm	can	be	seen	to	the	right.		The	actual	river	course	is	denoted	by	the	broken	tree	line	running	left	to	

right	in	the	centre	of	the	plate.	
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Ground	water	flooding	in	the	valley	remains	an	ongoing	challenge	in	maintaining	highway	safety	and	

access.	 	 However,	 if	 this	 housing	 development	were	 to	 go	 ahead,	 GPC	 is	 concerned	 that	 surface	
water	 flooding	 may	 also	 become	 an	 additional	 and	 significant	 concern.	 	 This	 form	 of	 flooding	
happens	quickly	 and	 is	 hard	 to	predict	 and	occurs	when	natural	 and	man-made	drainage	 systems	

have	insufficient	capacity	to	deal	with	rainfall.		Whilst	we	note	that	the	developer	has	included	two	
Sustainable	Drainage	Systems	(SUDS)	basins	and	drainage	infrastructure	to	seek	to	manage	surface	
water	 on	 the	 site,	 GPC	 would	 respectfully	 seek	 assurances	 that	 the	 frequency	 of	 groundwater	

flooding	occurring	in	the	Lune	floodplain	and	the	risk	of	additional	surface	water	flooding	that	may	
ensue	from	this	development	would	not	compound	the	flooding	problems	already	experienced	in	
the	area.	

	

Highway	Safety	Concerns	Conclusions	

Since	 2011,	 GPC	 has	 repeatedly	 requested	 remedial	 action	 through	 the	 County	 Council	 Highways	
department	to	address	our	highway	safety	concerns	but	with	 little	success	thusfar.	 	An	increase	in	
the	 volume	 of	 traffic	 through	 the	 village	 resulting	 from	 the	 proposed	 development	 will	 only	

exacerbate	these	concerns.		

The	Parish	Council	was	very	disappointed	that	the	City	Council	Planning	department	does	not	appear	
to	have	commissioned	a	Traffic	Impact	Assessment	through	Pegasus	as	part	of	a	scoping	exercise	for	
this	 proposed	 development.	 	 Instead,	 the	 main	 emphasis	 on	 highways	 matters	 appears	 to	

concentrate	on	the	A683	and	Fleet	Lane/Melling	Road	junction.	

GPC	 contends	 that	 this	 proposed	 development	 would	 severely	 compromise	 highway	 safety	 with	
road	users	including	pedestrians,	horse	riders	and	cyclists	placed	at	considerable	risk.	 	The	existing	

road	infrastructure	cannot	cope	with	further	traffic	generation,	the	traffic	volume	is	already	at,	or	
beyond,	capacity	and	the	visibility	splays	and	means	of	access	for	householders	and	vehicles	from	
joining	 roads	 to	 the	 principal	 road	 through	 Gressingham	 village	 are	 severely	 limited.	 	 	 There	

remains	an	ongoing	risk	of	ground	water	 flooding	which	regularly	closes	or	severely	restricts	 the	
highway	and	the	potential	for	additional	surface	water	flooding.	

GPC	 contends	 that	 this	 application	 is	at	 variance	with	NPPF	109	which	 states	 that	 "developments	
should	only	be	prevented	or	refused	on	highway	grounds	if	there	would	be	an	unacceptable	impact	

on	highway	 safety,	 or	 the	 residual	 cumulative	 impact	 on	 the	 road	network	would	be	 severe."	GPC	
contends	that	this	criterion	has	not	been	satisfied	and	should	therefore	result	in	the	development	
being	REFUSED.	
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6	NATIONAL	AND	LOCAL	PLANNING	POLICIES	RELEVANT	TO	THE	PROPOSED	DEVELOPMENT	

GPC	consider	that	the	proposed	development	conflicts	with	a	range	of	policies	that	are	relevant	to	
effects	on	landscape	character	and	visual	amenity	at	both	the	National	and	Local	level.	The	relevant	

policies	are	included	within	the	following	documents.	

National	Planning	Policy	Framework	(NPPF)	February	2019,	together	with	a	wide	range	of	planning	
policies	 contained	 in	 the	 recently	 adopted	 Local	 Plan	 for	 Lancaster	 District	 2011-2031,	 including	
numerous	policies	included	within	Part	1	–	Strategic	Policies	and	Land	Allocations	Development	Plan	

Document	(DPD)	and	Part	2	–	Review	of	the	Development	Management	DPD.	

		

National	Planning	Policy	Framework	(NPPF)	February	2019	

Both	 Lancaster	 City	 Council	 and	 the	 Applicant	 (Story	 Homes)	 have	 agreed	 that	 the	 proposed	
development	 constitutes	 a	 ‘major	 development’	 in	 the	 AONB,	 consequently	 the	 Council	 have	 to	
consider	whether	by	reason	of	scale,	form,	character	and	nature,	the	proposed	development	has	the	

potential	 to	 have	 an	 adverse	 impact	 on	 the	 natural	 beauty	 of	 the	 AONB,	 in	 accordance	with	 the	
requirements	of	the	NPPF.		

The	 core	 principles	 of	 the	 NPPF	 of	 February	 2019,	 is	 that	 planning	 should	 recognise	 the	 intrinsic	
character	and	beauty	of	 the	open	countryside	and	should	contribute	 to	conserving	and	enhancing	

the	natural	environment.	It	requires	that	development	should	relate	well	to	the	existing	urban	forms	
of	settlement	to	help	protect	the	open	countryside	and	the	landscapes	within	it.		

Paragraph	172	of	the	NPPF	states	that	“Great	weight	should	be	given	to	conserving	and	enhancing	
landscape	 and	 scenic	 beauty	 in	 …AONB.	 	 The	 scale	 and	 extent	 of	 development	 within	 these	

designated	areas	should	be	 limited.	 	Planning	permission	should	be	refused	for	major	development	
other	 than	 in	 exceptional	 circumstances……	 Consideration	 of	 such	 applications	 should	 include	 an	

assessment	 of	 ….	 Criterion	 (c)	 “any	 detrimental	 effect	 on	 the	 environment,	 the	 landscape	 and	
recreational	opportunities	and	the	extent	to	which	that	can	be	moderated”.	

The	proposed	development	is	not	consistent	with	the	special	qualities	that	contribute	to	the	AONB’s	
‘sense	of	place’	as	set	out	in	the	AONB’s	Management	Plan,	including	the	outstanding	landscape;	the	

rich	 landscape	 heritage;	 the	 traditional	 farming	 methods	 and	 long	 established	 patterns	 within	
pastoral	fields;	or	acknowledges	the	distinctive	character	of	the	lower	lying	river	valleys	which	makes	
them	a	popular	destination	for	a	range	of	recreational	users.			

Gressingham	Parish	Council	 are	 concerned	 that	 this	major	development	would	be	 contrary	 to	 the	

prime	 purpose	 and	 objectives	 of	 the	 Forest	 of	 Bowland	 AONB	 to	 conserve	 and	 enhance	 natural	
beauty.	 The	 development	would	 be	 located	within	 the	 Valley	 Floodplain	 LCT	 and	 River	 Lune	 LCA,	
within	landscapes	that	are	highly	sensitive	and	have	a	limited	capacity	to	accommodate	change.		The	

proposed	landscaping	is	inadequate	both	in	the	short	and	longer	term	and	would	not	be	sufficient	to	
mitigate	the	landscape	and	visual	effects	arising	as	a	result	of	the	development.	Consequently,	the	
development	would	result	 in	significant	and	adverse	effects	on	the	landscape	and	scenic	beauty	of	

the	AONB.		
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Local	Plan	for	Lancaster	District	2011-2031,	Part	1	–	Strategic	Policies	and	Land	Allocations	–	DPD,	
Adopted	July	2020	

There	are	numerous	planning	policies	 in	Part	1	 that	have	 relevance	 to	 the	proposed	development	

including:		

• H2	–	Housing	Delivery	in	Rural	Areas	of	the	District;		
• SP2	–	Lancaster	District	Settlement	Hierarchy	-	Sustainable	Settlement;	
• SP3	–	Development	Strategy	for	Lancaster	District;	

• SP7	–	Maintaining	Lancaster	District	Unique	Heritage;	
• EN2	–	AONB;	
• EN3	–	Open	Countryside		

In	brief,	under	Policy	H2	the	proposed	site	is	not	included	in	the	list	of	sites	allocated	for	the	delivery	

of	housing	in	rural	villages.			

Policies	SP2,	SP3,	require	development	proposals	to	be	of	a	scale	and	nature	that	is	proportionate	to	
the	role	and	function	of	sustainable	settlements,	such	as	Hornby.	The	development	strategy	requires	
that	 the	 scale,	 extent	 and	 form	 (design,	 massing,	 proportion,	 layout,	 choice	 of	 materials	 and	

landscape	mitigation)	of	proposed	housing	to	be	proportionate	to	the	existing	scale	and	character	of	
the	 settlement.	 Policy	 SP7	 requires	development	 proposals	 through	 their	 design	 and	 scale	 to	 be	
sympathetic	to	their	locality	and	complement	the	landscape	setting	that	surround	them.			

Policies	EN2	and	EN3	require	that	the	landscape	character	and	visual	amenity	of	the	AONB	and	Open	

Countryside	 should	 be	 conserved	 and	 enhanced.	 Developments	 within	 the	 AONB	 should	 be	
consistent	with	the	primary	purpose	of	the	designation	to	conserve	and	enhance	the	natural	beauty.	
These	policies	draw	attention	 to	 the	damage	 to	character	and	visual	amenity	 that	 can	 result	 from	

insensitive	 and	 inappropriate	 development,	 resulting	 in	 the	 primary	 purpose	 of	 the	 AONB	 being	
compromised.	Similarly,	the	qualities	of	the	rural	and	open	countryside	can	be	easily	damaged	by	

the	intrusive	effects	of	inappropriate	development.	The	highest	standards	of	design	are	required,	
and	development	must	 integrate	with	 its	 setting,	be	 in	keeping	with	neighbouring	buildings	and	
landscape	by	appropriate	siting,	scale,	proportion,	massing,	design,	materials	and	landscaping.		

Gressingham	Parish	Council	acknowledge	and	are	supportive	that	the	proposed	site	is	not	included	

in	the	list	of	sites	allocated	for	the	delivery	of	housing	in	rural	villages.	GPC	are	concerned	that	the	
proposed	 development	 fails	 the	 test	 of	 policies	 SP2,	 SP3,	 SP7,	 EN2	 and	 EN3	 in	 that	 the	 scale,	
nature,	proportion,	massing,	choice	of	materials	and	inadequate	landscape	mitigation	would	have	

an	 urbanising	 effect	 on	 the	 AONB	 and	 the	 Open	 Countryside.	 The	 design	 and	 scale	 of	 the	
development	 proposals	 is	 not	 proportionate	 or	 sympathetic	 to	 its	 locality	 and	 would	 not	 be	
complementary	 to	 its	 landscape	 setting	 which	 GPC	 consider	 would	 result	 in	 an	 unacceptable,	

intrusive	and	inappropriate	development	within	a	highly	sensitive	location.	
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Local	 Plan	 for	 Lancaster	 District	 2011-2031,	 Part	 2	 –	 Review	 of	 the	 Development	Management	
DPD,	Adopted	July	2020.		

There	are	numerous	planning	policies	 in	Part	2	 that	have	 relevance	 to	 the	proposed	development	

including:		

• DM6	–	Housing	Provision	in	the	Forest	of	Bowland	AONB;	
• DM29	–	Key	Design	Principles;	
• DM46	 –	 Development	 and	 Landscape	 Impacts	 –	 Development	 Affecting	 Designated	

Landscapes.	

In	summary,	Policy	DM6	deals	specifically	with	the	principle	and	level	of	affordable	housing	on	any	
proposed	housing	site	within	the	AONB.		Under	this	policy	the	Council	and	the	Applicant	have	agreed	
that	 the	proposed	development	constitutes	a	 ‘major	development’	 located	within	 the	AONB.	 	This	

being	the	case	the	policy	seeks	to	ensure	that	any	new	development	supports	the	AONB’s	primary	
purpose	and	‘Special	Qualities’.	National	planning	policy	(NPPF)	does	not	allow	major	development	
in	the	AONB	other	than	in	exceptional	circumstances.		

This	policy	states	 that	“‘Major	development’	 in	 the	Forest	of	Bowland	AONB	has	the	potential	 to	

have	serious	adverse	impact	on	landscape,	wildlife,	cultural	heritage	and	the	special	qualities	of	the	
AONB,	because	of	 scale,	 form,	 character	and	nature.	 Examples	may	 include….large	 scale	housing	
that	 is	 out	 of	 keeping	 with	 the	 landscape.	 	 Development	 could	 have	 the	 potential	 to	 have	 a	

significant	 impact	 on	 the	 special	 qualities	 of	 the	 AONB	 if	 it	 is	 located	 inside	 or	 adjacent	 to	 its	
boundary	or	within	the	setting	of	the	AONB”.		NOTE:	Text	in	bold	is	my	emphasis.		

Policy	 DM29	 requires	 new	 development	 should	 make	 a	 positive	 contribution	 to	 the	 surrounding	
landscape	 and	 to	 the	 identity	 and	 character	 of	 the	 area	 through	 high	 quality	 design.	 New	

development	 should	 have	 regard	 to	 local	 distinctiveness	 by	 appropriate	 siting,	 layout,	 palette	 of	
materials,	 separation	 distances,	 orientation	 and	 scale.	 New	 development	 should	 protect	 and	

enhance	 the	 natural	 and	built	 environment	 and	 to	 ensure	 that	 there	 is	 no	 detrimental	 impact	 on	
visual	 amenity.	 New	 development	 is	 expected	 to	 provide	 sufficient	 landscaped	 areas	 to	 mitigate	
impacts	on	adjoining	sensitive	uses	and	the	open	countryside.	

Policy	 DM	 46	 is	 concerned	 with	 the	 protection	 of	 nationally	 important	 designated	 landscapes	

including	 AONBs.	 AONBs	 are	 afforded	 the	 highest	 protection	 in	 relation	 to	 landscape,	 tranquillity	
and	 scenic	 beauty.	 Consequently,	 in	 assessing	 the	 planning	 application	 for	 the	 proposed	
development	 the	 Council	 will	 attach	 great	 weight	 to	 the	 protection	 of	 the	 landscape	 within	 the	

Forest	of	Bowland	AONB.	This	policy	requires	proposals	that	are	within,	or	would	have	an	 impact	
upon,	the	setting	of	the	designated	landscape	to	be	appropriate	not	only	to	the	designation	but	to	
the	prevailing	landscape	character	type	(Valley	Floodplain).		

This	 policy	 reiterates	 and	 reinforces	 other	 polices	 at	 both	 the	 National	 and	 Local	 level	 which	 are	

aimed	 at	 protecting	 designated	 high	 quality	 and	 sensitive	 landscapes.	 Policy	 DM46	 requires	
development	 proposals	 should	 through	 their	 siting,	 scale,	 design,	 materials,	 vernacular	 style	 and	
landscaping	 to	 contribute	 positively	 to	 the	 conservation	 and	 enhancement	 of	 the	 protected	

landscape	and	its	setting.	
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Gressingham	 Parish	 Council	 are	 concerned	 that	 the	 proposed	 development	 does	 not	 make	 a	
positive	contribution	to	the	high	quality	and	sensitive	landscape,	nor	do	the	proposals	protect	the	

tranquillity	 and	 scenic	 beauty	 of	 the	 prevailing	 landscape.	 	 The	 proposals	 have	 not	 taken	 due	
regard	 to	 local	 distinctiveness,	 the	 adjacent	 townscape	 in	 Hornby,	 or	 to	 visual	 amenity	 due	 to	
inappropriate	 siting,	 scale	 and	 design.	 Furthermore,	 the	 proposed	 mitigation	 measures	 will	 not	

offer	 effective	mitigation	 from	 the	 adverse	 landscape	 and	 visual	 effects	 identified.	 The	 proposals	
will	 result	 in	 significant	 adverse	 impacts	 on	 the	 landscape,	 cultural	 heritage	 and	 the	 special	
qualities	 of	 the	 AONB.	 	 The	 development	 proposals	 are	 not	 appropriate	 within	 the	 designated	

landscape	and	conflict	with	the	primary	purpose	of	the	nationally	important	landscape	of	the	AONB.		

	

Strategic	Housing,	Employment	Land	Availability	Assessment	(SHELAA)	2018	

This	assessment	has	formed	an	important	part	of	the	Council’s	evidence	base.	The	strategic	aim	of	
the	SHELAA	was	to	identify	land	with	potential	to	accommodate	housing	and	to	assess	the	potential	
effects	 of	 development	 on	 individual	 parcels	 of	 land.	 The	 assessment	 entailed	 an	 independent	

landscape	 character	 and	 visual	 amenity	 assessment	 commissioned	 by	 Lancaster	 City	 Council	 and	
undertaken	by	Arcadis	Consulting	in	2015	and	2018.		

The	proposed	site	was	referenced	as	LPSA	701	–	Land	at	Melling	Road,	Hornby.	The	conclusions	to	
the	 site	 assessment	 included	 an	 assessment	 as	 to	 whether	 development	 on	 the	 site	 had	 the	

potential	to	cause	harm	to	the	landscape,	settlement	character	and	visual	amenity	of	the	AONB,	in	
terms	of	whether	any	harm	identified	could	be	mitigated.		

The	site	description	and	key	conclusions	reached	by	Arcadis	are	set	out	on	the	Landscape	and	Visual	
Field	Survey	Sheet	dated	09/10/2015	and	can	be	summarised	as:	

“The	 site	 is	 located	 north	 of	 the	 settlement	 of	Hornby….	with	 open	 agricultural	 land	 falling	 gently	
down	to	the	river	Lune	to	the	west	and	north….There	are	open	views	available	to	the	south	and	west.	

Views	 from	residential	properties	within	 the	existing	settlement	are	 largely	 screened	by	vegetation	
along	 Melling	 Road	 and	 surrounding	 Hornby	 High	 School	 [OneSchool	 Global	 -	 Hornby],	 although	

there	are	angled	views	from	residential	properties	located	along	Royal	Oak	Meadow.	

It	is	considered	that	the	full	development	of	this	site	would	have	minimal	impact	on	the	visual	setting	
of	the	existing	urban	form,	it	would	potentially	form	a	significant	new	feature	in	the	landscape	of	the	
AONB,	 separated	 from	 the	 existing	 built	 form	 of	 Hornby	 by	 open	 landscape	 and	 visible	 from	 a	

distance.	 In	 particular,	 views	 from	 the	 Lune	 Valley	 Ramble	 PRoW	 and	 from	 residential	 properties	
located	to	the	west	of	the	River	Lune	may	be	significantly	affected	by	development.		Such	views	may	
also	be	possible	from	more	distant	elevated	locations	along	the	Lune	Valley.			

Overall,	it	is	considered	that	the	impacts	of	such	a	development	on	the	landscape	character	and	the	

visual	amenity	of	the	AONB	are	such	that	they	could	not	be	mitigated”.	

NOTE:	Underline	is	my	emphasis.	

The	site	assessment	summary	stated	that	the	‘Nature	of	the	Site	to	Change’	was	High	and	the	Harm	
to	Landscape	Character	and	Visual	Amenity	was	Negative	and	that	‘Mitigate	Impacts’	was	classed	as	
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No.	 It	was	stated	that	the	assessment	summary	was	made	taking	potential	mitigation	 impacts	 into	
consideration.	The	conclusions	to	the	site	assessment	as	to	whether	development	on	the	site	could	

harm	 the	 landscape,	 settlement	 character	 and	 visual	 amenity	 of	 the	 AONB,	 concluded	 that	 full	
development	on	this	site	cannot	be	mitigated.		

The	assessment	considered	 that	 “…full	development	of	 this	 site	would	 form	a	distinctive	new	built	
form	within	the	Lune	valley	due	to	its	elevated	position	on	the	edge	of	the	valley.	This	would	result	in	

a	 change	 in	 views	 out	 across	 the	 Lune	 Valley	 landscape	 and	 a	 noticeable	 change	 in	 the	 Forest	 of	
Bowland	AONB”.				NOTE:	Underline	is	my	emphasis.	

A	subsequent	assessment	to	resolve	any	identified	effects	arising	from	the	development	concluded	
that:	“…partial	development	of	this	site	focused	on	the	eastern	edge	adjacent	to	Fleet	Lane	may	be	

possible,	with	 reduced	and	more	easily	mitigated	 impacts	on	 the	AONB	character	and	surrounding	
visual	receptors”.	

Based	 on	 the	 findings	 of	 the	 Arcadis	 assessment,	 the	 Council	 came	 to	 the	 following	 conclusions	
regarding	any	potential	development	on	this	site:	

• The	site	is	somewhat	isolated	from	the	village	(Hornby);	

• The	most	significant	impact	relates	to	the	landscape	and	the	site’s	location	within	the	AONB;	
• Partial	development	may	be	appropriate	that	limits	impacts	identified;	
• The	site	is	considered	to	be	viable	and	available.	

With	 regard	 to	 the	 potential	 suitability	 of	 the	 site	 for	 development,	 the	 Council	 came	 to	 the	

following	conclusions:	

• The	site	extends	into	open	countryside	and	located	in	the	AONB;	
• Landscape	 impacts	have	been	 identified	within	the	Council’s	evidence	base	as	a	significant	

issue;	
• In	order	to	mitigate	impacts	partial	development	is	considered	appropriate.	

The	Council	produced	a	‘Post	SHELAA	Site	Assessment	Paper’	for	sites	within	statutory	designations	
which	took	account	of	the	Council’s	wider	evidence	base	and	wider	policy	considerations.	The	Paper	

concluded	that	the	Council	could	not	support	development	on	Site	LPSA	701	and	consequently	 it	
was	not	to	be	taken	forward	as	a	suitable	site	with	potential	to	accommodate	housing	due	to	a	wide	
range	of	issues,	including:	

• The	development	of	the	site	constitutes	major	development	within	the	AONB;	

• Paragraph	172	of	 the	NPPF	applies	 in	 that	great	weight	should	be	given	to	conserving	and	
enhancing	landscape	and	scenic	beauty	in	the	AONB;	

• The	scale	and	extent	of	development	within	designated	areas	should	be	limited;	

• Potential	for	any	detrimental	effects	identified	to	be	mitigated.		
• The	 Council’s	 landscape	 assessment	 concluded	 that	 development	 of	 the	 entire	 site	would	

result	in	impacts	on	landscape	character	and	visual	amenity	of	the	AONB	that	could	not	be	

mitigated;	
• The	application	as	submitted	is	too	large;	
• The	site	is	not	required	to	meet	the	Council’s	assessment	of	housing	need	in	the	local	area.	
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Objections	by	Statutory	Consultees	to	the	Planning	Application	Number:	18/01165/HYB	

The	 Forest	 of	 Bowland	 AONB	 Partnership	 has	 maintained	 its	 OBJECTION	 following	 their	 re-
consideration	 of	 the	 application.	 The	 AONB	 Partnership	 does	 not	 accept	 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	 states	 that	 the	 Applicant’s	
Landscape	 and	 Visual	 Impact	 Assessment	 identified	 that	 the	 overall	 effects	 would	 be	

Major/Moderate	(i.e.	Significant).		The	Partnership	consider	that	the	proposed	mitigation	measures	
in	 the	 form	of	perimeter	 landscaping	will	not	offer	 sufficient	mitigation	 from	the	Major/Moderate	
landscape	and	visual	effects	identified.		

Similarly,	Natural	England	has	raised	an	OBJECTION	to	the	proposed	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	points	to	the	fact	that	the	proposed	site	(Site	
LPSA	701)	has	not	been	taken	forward	as	a	suitable	site	with	potential	to	accommodate	housing	for	

reasons	 set	 out	 in	 the	 SHELAA	 study.	 	 Furthermore,	 Natural	 England	 are	 concerned	 that	 in	
submitting	 a	 Landscape	 and	 Visual	 Impact	 Assessment	 (LVIA)	 as	 part	 of	 the	 Environmental	
Statement	 the	 Applicant	 has	 not	 demonstrated	 that	 the	 proposed	 development	 meets	 the	

requirements	of	 the	NPPF,	with	particular	 reference	 to	criterion	 (c)	 concerning	 the	 impact	on	 the	
AONB	 and	 the	 extent	 to	which	 it	 can	 be	mitigated.	 Consequently,	 Natural	 England	 objects	 to	 the	
proposed	‘major	development’	within	the	AONB.	

It	is	interesting	to	note	that	both	the	Council’s	Planning	Officer	and	English	Heritage	make	comment	

on	 the	 LVIA	 submitted	 by	 the	 Applicant,	 in	 that	 the	 assessment	 seeks	 to	 justify	 the	 landscape	
qualities	of	the	proposed	development	and	assumes	that	the	development	is	acceptable	on	the	site	

and	that	it’s	impacts	could	be	mitigated.			

In	contrast,	 the	 independent	assessment	undertaken	by	 landscape	consultants	 (Arcadis)	appointed	
by	the	Council	 to	 inform	their	evidence	base	 (SHELAA),	 firstly	examined	whether	the	development	
would	harm	the	landscape	character,	settlement	character	or	visual	amenity	of	the	AONB	in	a	way	

that	 could	 be	 successfully	mitigated.	 The	 Council	 consider	 that	 their	 assessment	 findings	must	 be	
applied	first,	with	the	Applicant’s	approach	only	applied	if	impacts	could	be	mitigated.	

Following	their	consideration	of	the	planning	policies	and	the	SHELAA	study	highlighted	above,	(and	

a	 wide	 range	 of	 other	 policies),	 together	 with	 consideration	 given	 to	 the	 objections	 raised	 by	
statutory	consultees,	the	Planning	Officer’s	recommendation	is	to	REFUSE	the	application.	

Gressingham	 Parish	 Council	 are	 fully	 supportive	 of	 the	 Planning	 Officer’s	 recommendation	 to	
REFUSE	 the	 application	 by	 Story	 Homes.	 	 Furthermore,	 GPC	 acknowledge	 and	 fully	 support	 the	

OBJECTIONS	raised	by	both	The	Forest	of	Bowland	AONB	Partnership	and	Natural	England.	
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the	 Environmental	 Impact	Assessment	 (EIA),	 Planning	 and	Design	 business	within	 a	major	UK	 and	
International	Environmental	and	Engineering	Consultancy.		

Jenny	 has	 over	 40	 years’	 experience	 as	 a	 landscape	 architect	 and	 over	 26	 years’	 experience	

specialising	 in	 undertaking	 landscape	 and	 visual	 impact	 assessments	 (LVIA)	 for	 large	 scale	
developments.	She	has	over	24	years’	experience	in	providing	expert	witness	evidence	on	landscape	
and	visual	 impact	at	Public	 Inquiries,	Planning	Appeals,	Oral	Hearings	and	DCO	Hearings	for	a	wide	

range	of	developments	that	have	resulted	in	the	granting	of	planning	consent.		

A	 selection	of	projects	 for	which	 Jenny	has	provided	expert	witness	evidence	 includes;	 large	 scale	
residential	 developments	 in	 rural	 landscapes,	 numerous	 onshore	 wind	 farms	 throughout	 England	
and	 Scotland,	 offshore	 wind	 farms	 off	 the	 coast	 of	 NW	 England,	 underground	 electricity	 cables,	

overhead	transmission	lines,	a	major	gas	terminal,	underground	gas	storage,	a	major	acute	hospital	
and	a	holiday	lodge	development	in	Devon.		

Jenny	has	connections	to	Gressingham	and	is	familiar	with	the	proposed	site,	together	with	the	local	
and	wider	landscape.		Jenny	is	providing	her	support	to	GPC	in	a	private	capacity.	

	

	

 

 

	

	

	

	

	


