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1.

Introduction

1.1

The Government’s guidance, in the form of the National Planning Policy
Framework (NPPF), requires that local planning authorities boost significantly
the supply of housing. The preparation of Local Plans should be used to meet
the full and objectively assessed needs of their district for market and affordable
housing, as well as identify land in the form of specific deliverable sites which
will meet those needs.

1.2

There have been a number of site assessments undertaken by Lancaster
Council in response to sites submitted for future development through the
production of the Strategic Policies and Land Allocations DPD.

1.3

These have been published in various SHLAA reports over the years. With
regard to the current developable sites and where relevant non-developable
sites, the site assessments over the years have been amalgamated in this
report and will include the assessments from the following documents:
2015 SHLAA Maps and Assessments

1.4

Lancaster City Council prepared new a Strategic Housing Land Availability
Assessment (SHLAA) for the district. This work was carried out with reference
to the Department of Communities and Local Government’s National Planning
Policy Framework (2012) and National Planning Policy Guidance (2014) and
the council’s own SHLAA Methodology (2013). The assessment was carried
out between March 2014 and October 2015 and updates information contained
within the 2014 SHLAA which was published in March 2014.
2018 SHELAA Maps and Assessments

1.5

The SHELAA identifies land with the potential to accommodate housing and
employment, it does not determine whether a site should be allocated for
housing and/or employment as part of the Local Plan or be granted planning
permission for housing and/or employment. Sites without planning permission
in the SHELAA require further testing and are subject to the requirements of a
planning application or further determination through site allocation processes.

1.6

The SHELAA assessments were carried out objectively and based on the
extensive evidence base that has been compiled by the Council in order to
support the progress of the Local Plan. In many cases evidence has been
provided on a site by site basis.
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1.7

The topic areas covered by specific evidence referred to in carrying out the
assessments include:
•
•
•
•

•

•
•
•

•
•

Landscape and Visual Impact – Landscape, Townscape, Visual Field
Surveys (Arcadis, 2015-2018)
Ecology – Site Assessments and Appraisals (Greater Manchester
Ecology Unit, 2016-2018)
Archaeology – Initial Desktop Archaeological Assessments (Lancashire
Archaeological Advisory Service, 2017/2018)
Heritage – Heritage Impact Assessment for Site Allocations for Site
Allocations in the Local Plan (Conservation Team, Lancaster City
Council, 2018)
Highways – Lancaster Highways and Transport Masterplan (Lancashire
County Council, 2016). Lancaster Local Plan Transport Assessment,
Site Access Review (Whyte Young Green, 2018)
Flood risk - Strategic Flood Risk Assessment (JBA Consulting, 2017)
Viability – Local Plan Viability Assessment (Stage one) (Lambert Smith
Hampton, 2017)
Open Space/recreation - Lancaster District PPG17 Study (Lancaster City
Council, 2010 refresh), Open Space Assessment Report (Knight
Kavanagh and Page, 2018)
Sustainable Settlements Review (Planning and Housing Policy Team,
Lancaster City Council, 2017)
Employment Land Review (Turley, 2014), Employment Land Survey
(Lancaster City Council, 2015)

Additional Assessments
1.8

In addition to the Site Assessments carried out by Lancaster City Council, the
Parish Council have commissioned further work in relation to the sites that are
deliverable as follows:
•
•
•

Cumulative Landscape and Visual Impact Assessment (by Motmot
Consulting) available on the Caton Parish Council website
Ecology Assessment (by GMEU) available on the Parish Council website
Access and Highway Safety (by Lancashire County Council) included at
Appendix 3
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2.

Site Assessments

2.1

This section will be set out on the following pages with the relevant
assessments under each site reference. The following sites are included in this
report
•
•
•
•
•
•
•
•

2.2

Site 38 – Land west of Sycamore Road, Brookhouse (Now developed)
Site 39 – Land south of 1-19 Hawthorn Close, Brookhouse
Site 40 – Land south of Hornby Road
Site 89 – Land west of Mill Lane (Site 90 in the 2015 SHLAA)
Site 92 – Land on corner of Lancaster Road and Quernmore Road (Site
93 in the 2015 SHLAA)
Site 98 – Land west of Quernmore Road (Site 99 in the 2015 SHLAA)
Site 99 – Land south west of Quernmore Road (Site 100 in the 2015
SHLAA)
Site 100 – Land east and south of Caton Community Primary School
(Site 101 in the 2015 SHLAA)

The sites will be referenced under their SHELAA 2018 reference number

2.3
The 2015 SHLAA Maps are included at Appendix 1 and 2018 SHELAA Map at
Appendix 2.
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Site 38 – Land west of Sycamore Road, Brookhouse
2015 SHLAA

7

8

2018 SHELAA

9

Landscape and Visual survey

10

11

12

13

14

15

Archaeology

16

Site 38 Conclusion
Site 38
Site 38 has planning permission for the erection of 21 dwellings (16/1603/FUL). The
dwellings are under construction.
The site is a commitment.
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Site 39 – Land south of 1-19 Hawthorn Close, Brookhouse
2015 SHLAA

18

19

2018 SHELAA

20

Landscape and Visual Survey

21

22

23

24

25

Archaeology

26

Preliminary Ecology (Lancaster)

27

Highways (Lancashire County Council)
The existing site access between 1 and 6 Hawthorn Close measures approx. 8m wide
between the dwelling boundaries. Public footpath 17 runs along the eastern side of
the access and is separated by a timber fence.
This access is not suitable to accommodate the proposed residential development for
the following reasons.
1.
2.
3.

Adequate visibility splays cannot be provided on Hawthorn Close.
Adequate radius kerb arrangement cannot be provided on Hawthorn
Close/site access junction.
The difference in land level between the site access and number 1 Hawthorn
Close is likely to require a retaining structure and given the very limited width
there is insufficient space for construction and maintenance easements.
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Cumulative Landscape and Visual Impact Assessment
Site description
The site is located to the south of Hawthorn Close. It lies at a higher elevation to the
settlement and is a small, relatively level, field used for horse grazing. It has a small
collection of outbuildings at its south eastern and south western corners. It is bounded
by a dry stone wall to the south, by fencing to and a grown out hedge along the western
side, by bungalows and wooden fencing to the north and by fencing to the east. A
public footpath runs along its eastern side and access route, giving way to gardens of
more bungalows. The site reflects the general pastoral characteristics of the wider
landscape. Similar sized fields continue south on rising land. These are often bounded
by hedges with trees.
Landscape Condition
The landscape condition varies across the 5km wider study area. Within the 1km
detailed study area the landscape condition is moderate to good. The condition of the
sites reflects this with sites 98, 99, and 100 all being in good condition. Site 39 is in
moderate condition with some degraded boundary features.
Landscape Value
The landscape value is high. The sites all lie within the Forest of Bowland AONB. The
Forest of Bowland AONB is a nationally protected landscape and internationally
important for its heather moorland, blanket bog and rare birds. It was designated as a
landscape of national significance due to a variety of factors: the grandeur and
isolation of the upland core; the steep escarpments of the Moorland Hills; the
undulating lowlands; the visual contrasts between each element of the overall
landscape; the serenity and tranquillity of the area; the distinctive pattern of villages;
the wildlife of the area; and the landscape’s historic and cultural associations.
The value of all sites is high.
Landscape Use
The landscape is used for its scenic beauty, as a backdrop to historic villages and
buildings, and as a resource for recreational activities, including walking, cycling, horse
riding, paragliding, fishing and motor cross.
All sites form part of the pastoral setting to the village of Caton and Brookhouse. They
provide a landscape and visual connection with the wider landscape. Sites 99 and 98
provide part of the parkland setting to locally historically important Escowbeck House.
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Landscape Character and Sensitivity to Change
The landscape character sensitivity and guidelines for managing change varies across
the 5km wider study area. Within the 1km detailed study area the landscape sensitivity
is High. Sites 98, 99 and 100 contain several distinctive features including becks,
woodland copses, drumlin landform, hedges and mature trees. These all have a high
sensitivity to change. Site 39 has a moderate sensitivity to change due to its distinctive
boundary features being of a moderate condition.
Mitigation
The number of sites developed, and the siting, density and scale of any housing could
mitigate some of the adverse landscape effects.
The development of part of site 98 and site 39 may not result in unacceptable
cumulative landscape effects. Any development should be designed in accordance
with Policy CL10 in the emerging Caton and Littledale Neighbourhood Plan.
The eastern part of site 98, closest to Quernmore Road would, is low lying. The height
of the site and the containment of the stone boundary wall would help mitigate
development on the site and integrate it into the wider landscape. The impact of the
landscape setting and character could be further mitigated by siting the housing close
to the road, and for housing to be single storey dwellings that reflect the scale of the
adjacent housing. This would prevent any development becoming dominant on the
edge of the village. The materials should reflect the vernacular character of mill
workers cottages off Quernmore Road, and traditional farm buildings at Escowbeck
Farm. The traditional boundary hedge and retaining wall should be retained as
important site features.
Site 39 is small in scale and well related to the existing housing around Hawthorn
Close and Pinewood Avenue. The site is relatively well contained. However, in order
to mitigate landscape effects any development would need to be restricted to small
scale, single storey dwellings to ensure a low profile, prevent unacceptable skylining
and to prevent any new dwellings becoming a dominant feature in the landscape
(especially when viewed from adjacent housing and from the series of public footpaths
in the area). The site should reflect the density of nearby housing. The site could be
better integrated into the landscape through shelterbelt deciduous tree planting along
the southern and western boundaries. This would help form a strong edge of village
boundary for the future and reinforce the woodland and hedgerow landscape
characteristics of the village and its setting.
It is likely that such mitigation would result in the overall significance being reduced to
moderate.
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Conclusion
The cumulative impacts of sites 39, 98, 99 and 100 on the landscape character of the
AONB would be major and unacceptable. The development of the sites would lose
significant landscape features, extending the villages into the wider pastoral setting. It
would extend the footprint of the villages in the wider landscape.
The development of sites 98 and 99 would have a significant adverse effect on the
parkland setting of Escowbeck House, a locally important historic house.
The partial development of site 98, close to Quernmore Road, and the development
of site 39 would have a moderate effect on the landscape character of the AONB.
Development would need to take place in accordance with emerging policy LC10 of
the draft Caton and Littledale Neighbourhood Plan in relation to scale, density, siting,
use of vernacular materials and landscaping.
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Residents Information on Flooding
The Lancaster District Plan, Strategic Housing and Employment Land Availability
Assessment, 2018, states that the site has “no known abnormal costs”. The Residents
ascertain below that there will be abnormal site development costs associated with
flood alleviation, which will be far greater than anticipated - if indeed at all possible given the impermeability of the surrounding geology and subsoil.
The Environment Agency’s (EA) Flood Map for Planning indicates that the Site and
adjacent houses have a low probability of flooding, and the Flood Risk Information
Service (‘Extent of Flooding’) shows that there is a risk of flooding to 6 properties on
Pinewood Avenue and Hawthorn Avenue (classified as “low’, note: not “very low”), in
addition to flooding on the road (“medium” risk). However, the Strategic Flood Risk
Assessment (JE Jacobs, 2007), states that “The risk of groundwater flooding is highly
variable” within the District, and “risks of groundwater flooding are not well understood,
and it is important to ensure that future development is not placed at unnecessary
risk”.
The residents of Hawthorn and Pinewood have experienced flooding and drainage
problems for many years. In 2011 Lancaster City Council undertook efforts to mitigate
flooding to these properties (The Artle Beck Flood Alleviation Scheme, Brookhouse).
This involved land drainage improvement works from the pasture field to the south of
St. Paul’s Drive, directly adjacent to Pinewood Avenue, through pastureland (including
the Site) to Artle Beck.
Although Brookhouse is directly underlain by river terrace deposits consisting of a
combination of sand, gravel, clay and silt (British Geological Survey nd1), LCC Project
Engineer Adrian Morphet stated of the pasture fields to the south of and including the
Site, “the solid geology below the glacial till (subsoil) is shale and effectively
impermeable. The subsoil itself is a sandy clay with sandstone boulders and the topsoil
is a weathered version of the same”. He also confirms that the soft rush infestation on
the Site is evidence of wet conditions.
Most residents with properties adjacent to the Site have continued to experience
flooding and drainage.
This would suggest that the 2011 flood alleviation scheme has been ineffective, even
though “tried and tested designs and techniques which have previously proved
successful” have been used. When pressed by Cllr Parkinson, the LCC Project
Engineer was reported to have stated that there is nothing further that can be done to
alleviate the drainage and flooding problems of the area (see Appendix 3 - Email from
Cllr Parkinson regarding liaison with LCC Project Engineer, 23/10/15).
1

British Geological Survey, nd. Geo Index, bgs.ac.uk/geoindex/index.htm
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Pastureland to the south of St. Pauls Drive, adjacent to Pinewood Avenue, was
recently sold, and the new owner had further ground works carried out to alleviate ongoing flooding/drainage problems. This work revealed that LCC's drainage pipes, laid
in 2011, were not deep enough; not connected to the outlet; and were buried using
the original impermeable subsoil (i.e. without drainage aggregate laid around the
pipes). As a result of such factors - and possibly others to which the expertise of the
Resident’s Group does not stretch – it could be suggested that the spending of further
public money may be justified. Our legal representative would be instructed to liaise
with LCC in order to determine whether this is the case.
Figure 1: Location of flood alleviation works

It can therefore be ascertained that the incidence and severity of recurring
flooding/drainage problems on Hawthorn and Pinewood has been much higher than
the EA’s assessment would suggest. This, combined with the 2007 SFRA’s premise
of ensuring that future development within the District is not placed at unnecessary
risk, raises questions in terms of the suitability of the Site’s development.
It is acknowledged that the Steering Group may not have known about the unresolved
flooding problems in the area, and the impact they are likely to have on the Site. The
Residents’ would therefore respectfully request that this now forms part of the
evidence that the Steering Group examines.
Please note that, in addition to resident statements and photographs, video evidence
is also available upon request.
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Site 39 Conclusion
The 2015 SHLAA Assessment concluded that Site 39 was undeliverable due to the
challenging access and topography issues.
The 2018 SHELAA Assessment concluded that whilst it was located on the edge of
the village, there are landscape considerations which will limit the scale of
development, and comments were awaited on the suitability of the access.
Comments from Lancashire County Council as Highway Authority deem the current
access as unsuitable.
There is surface water flooding alleviation infrastructure located on the site and
ongoing severe issues with surface water flooding experienced by surrounding
residents.
Site 39 is undeliverable as suitable and safe access cannot be provided to the site.
Site 39 is not suitable for allocation for residential development.
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Site 40 – Land South of Hornby Road
2015 SHLAA

35

36

2018 SHELAA

37

Landscape and Visual Survey

38

39

40

41

42

43

44

45

Archaeology

46

Preliminary Ecology (Lancaster)

47

Further Ecology (GMEU
Those sites regarded as potentially more important for birds because of the birds
recorded during the first visit or because they supported good habitat included sites
40, 89, 98 and 99. These sites were surveyed again on the 23rd May and the 18th
June 2019.
Bird Surveys
Site 40 and Artle Beck Bridge

Fig 3 Locations of vantage points (red dots) site 40
A very open site, with open pasture, wet grassland, boundary hedgerows and, towards
the western boundary and the south (Artle Beck Bridge) there is a medium-sized
watercourse and woodland along the riverbanks.
Due to some access restrictions it was not possible to survey the whole of the
allocation in great detail, consequently the number of territories shown in table 1 are
those actually recorded from the areas that were accessible. They should not be
considered as an actual population estimate for each species across the whole site.
The total numbers of each species across the potential allocation will likely be
significantly higher than numbers in the table.
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Recommendations – Birds
•
•
•
•

Maintain mature trees, hedgerows and open wet grassland areas in the Parish
The loss of Site 40 in its entirely would cause losses to habitats suitable for use
by important wading and wetland bird species, particularly curlew and lapwing
New hedgerows and tree planting would benefit nesting birds
The erection of bird boxes of a range of types throughout the Parish would be
a useful habitat enhancement
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Site 40 Conclusion
In the 2015 SHLAA, the conclusion in relation to Site 40 was that much of the site was
constrained by PRoW and topography and much of the developable land was within
Flood Zone 2. The site plays an important role as an area of attractive landscape on
the entrance to Caton. The site was not suitable for residential development.
The 2018 SHELAA concluded that there were a number of constraints effecting the
site including the location of a water main passing through the site, flood risk and
topography. However, the most notably significant issue was the potential landscape
impacts on the AONB. The site was not considered suitable for development.
The landscape and visual field survey states that it is considered that the development
of the entire site would constitute a distinct new feature and extension of built form
within the AONB and as such would have a significant impact which would be difficult
to mitigate. In addition, the development would remove the existing separation of
Caton and Brookhouse, effectively infilling between these two settlements and
harming their existing character.
Overall the development of Site 40 would have a significant impact on the landscape
character of the Forest of Bowland Area of Outstanding Natural Beauty.
Site 40 is not suitable for future development.

50

Site 89 – Land West of Mill Lane (Site 90 in 2015)
2015 SHLAA

51

52

2018 SHELAA

53

Landscape and Visual Survey

54

55

56

57

58

59

60

Archaeology

61

Preliminary Ecology (Lancaster)

62

Further Ecology (GMEU)
Birds
This site is a neglected field surrounded by mature broadleaved trees and shrubs, with
open water habitats nearby.
Fig 4 Locations of vantage points (red dots) site 89
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General View

Bats

Fig 6 Identified areas of high bat activity (in yellow)
At least some bat passes were recorded on the majority of the sites surveyed; these
were generally of Pipistrelle bats (both Soprano and Common) but on most sites bat
numbers were low (likely less than 10 individual bats). Other bat species recorded
included Brown long-eared, Noctule and a Myotis species, but these species were
only found on selected sites within the ‘hot-spots’ identified below and in low numbers.
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Pipistrelle bats are the most commonly encountered species of bat in the UK; they are
closely associated with sub-urban areas and often roost in buildings. Soprano
pipistrelles seem more common in the Parish than Common pipistrelles, possibly
because of the nearby river corridors.
The ‘bat hotspots’ identified below were based on that findings that sites in these areas
supported numbers of individual bats in excess of 15-20 and more than three species
of bat. The sites were closely associated with optimal bat foraging habitats - close to
areas of open water, mature broadleaved trees (particularly linear tree belts) and intact
hedgerows.
Area 1 supported high numbers of Soprano pipistrelle bats (more than 15 individuals),
moderate numbers of Common pipistrelle bats (more than 5), low numbers of Noctule
bats (2 individuals) and low numbers of Brown long-eared bats (1 individual).
The numbers of bats (and particularly of Soprano pipistrelle bats) recorded in these
‘hotspot; areas implied that there are probably roosting sites for bats nearby. This was
particularly true for Area 1 because the bats began to be active in this area before
sunset.

65

Highways (Lancashire County Council)
This was provided in response to the submission of planning application 18/00002
I refer to the above application and would like to thank you for the opportunity to
comment on the proposal. I have viewed the plans (and where submitted highway
related documentation) and have the following comment to make with regards to the
merits of the proposal:
Development proposal:
The applicant is seeking full planning approval with regards construction of 9
residential units incorporating covered & secure parking facilities and stoned, metalled
and appropriately drained pedestrian / vehicular means of access onto land with
frontage to the X4939 (Mill Lane) privately maintained highway.
Schematic Layout Considerations:
The submission of "Location Plan Drg L.P." reflect the requirements of pedestrians
and cyclists above those of the car (in line with DFT guidance) in order to provide an
accessible site for all modes of transport.
The overarching concept for the site layout also reflects guidance contained within the
documents "Manual for Streets" and "Creating Civilised Streets" particularly with
regards appropriate residential layouts.
That said, in considering the merits of the proposed layout the following bullet pointed
aspects of the submitted schematic may require further consideration due to a lack of
specific detail:
•

•

Generally, at the discretion of the applicant – areas of carriageway within any
potential new development could be considered for adoption to be maintained in
perpetuity by Lancashire County Council though such must comply with aforementioned design guides as well as Lancashire County Councils Street Making
Standards - (Ref Section 38 Highway Agreement). In view of the fact that the
development itself is to be accessed via Mill Lane a privately maintained length
of carriageway the development could not be considered for adoption to be
maintained in perpetuity by Lancashire County Council.
Turning head arrangement for service vehicles - from a safety point of view, I
would not wish to see vehicles having to reverse out onto "Mill Lane" to the
detriment of other users of the highway network. Particular attention to be given
to the ability of service vehicles to access / egress the site in a forwards gear.
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Parking:
The site has a low level of accessibility with any potential residents of the development
being wholly reliant upon private vehicular forms of transport to access a range of
community services within the immediate vicinity (shops, post office, doctors surgery,
bank etc.) or even an area of significant employment. Any form of development ought
to encompass sufficient parking facilities within curtilage such that it complies wholly
with Lancaster City council's parking standards.
For clarity:
• Two / three bed property provision of two off-street parking spaces.
• Four+ bed property provision of three parking spaces.
• For a garage to be considered as a parking space its internal dimensions should
be 3m x 6m
LCC Highway development Control are of the opinion that where garages are smaller
than the recommended minimum internal dimension of 3m x 6m they should not be
counted as a parking space and the applicant should provide an additional parking
space for each garage affected.
Carriageway Surface water discharge:
• National planning policy framework documentation specifically states para 10.3
"When determining planning applications, local planning authorities should
ensure flood risk is not increased elsewhere and that any residual risk could be
safely managed".
• Applicant to give due consideration to the manner in which surface water from
the sites communal means of access is to be manged bearing in mind that
surface water drainage cannot be connected / discharged into surrounding
lengths of foul / surface water (including highway) drainage systems. Such is
likely to exacerbate existing drainage issues.
• Implementation of an appropriate drainage system contained wholly within the
confines of the application site may impact radically / have profound
consequences with regards to any prospective residential layout proposal.
Conclusion:
Consideration of the afore-mentioned points of note are considered essential to make
the application acceptable in highway terms. Without at least a cursory review of their
potential implications in any prospective consent there is the potential for the
consequences of a development of this nature to adversely affect the operation of
surrounding lengths of privately maintained highway increasing the likely hood of risk
to all of its users.
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In view of the fact that "means of access" would be subject to a private street making
agreement with increased vehicular movements having little impact on surrounding
lengths of the public highway network, I would have no highway objection to applicant's
proposals.
Further comments received in response to the Parish Council consultation are as
follows:
Site 89 – Land at Mill Lane – Planning application 18/0002 was for 9 dwellings and we
raised no objection. We do acknowledge Mill Lane is single working under the bridge
however for a small increase from 9 to 15 dwellings (proposed in the SHELAA) we
would not raise an objection in principal.
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Site 89 Conclusion
Site 89 currently has a valid planning application awaiting determination.
Both the 2015 and 2018 site assessments deem the site as suitable for residential
development.
Site 89 is suitable for allocation for future residential development.
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Site 92 – Land on corner of Lancaster Road and Quernmore Road
(93 in 2015)
2015 SHLAA

70

71

2018 SHELAA
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Landscape and Visual Survey

73

74

75

76

77

Archaeology

78

Ecology
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Site 92 Conclusion
The 2015 site assessment concluded that the development of the site would have a
detrimental impact on the local environment and character of the village.
The 2018 site assessment concluded that the site is distinctive of the local landscape
character and forms a valuable gateway green space and amenity for local residents
creating a rural setting to the village. It is considered to have high landscape quality
and local amenity value. Given its location within the AONB and the potential
landscape impacts it is not considered to be a suitable site.
Site 92 is not suitable for development
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Site 98 – Land west of Quernmore Road (99 in 2015)
2015 SHLAA

81

82

2018 SHELAA

83

Landscape and Visual survey

84

85

86

87

88

89

Archaeology

90

Preliminary Ecology (Lancaster)

91

Further Ecology (GMEU)
These contiguous sites are dominated by open grassland but also support mature
woodland close to the road and hedgerows.
Fig 5 Locations of vantage points (red dots) sites 98 and 99
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Highways (Lancashire County Council)
Site 98 - Land south west of Quernmore Road –There is a long frontage with
Quernmore Road which gives plenty of scope to create a new access with suitable
visibility splays and connecting footways for pedestrians to cross onto the eastern side
to access the local facilities (school and shop, etc.). There are no concerns with this
site in principal.
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Cumulative Landscape and Visual Impact Assessment
Site description
The site lies at the western edge of Caton. The land is agricultural, used as pasture
for sheep. The field forms part of the wider landscape character. The land rises gently
away from Quernmore Road at its south west corner. It has a strong stone wall along
its eastern boundary with Quernmore Road. To the north the site is bounded by a
single house. To the south west the site abuts Escowbeck Farm, containing a
farmhouse and cluster of medium sized the agricultural buildings*. A track to
Escowbeck Farm runs through the centre of the field and forms the western boundary.
Open to this is Site 99. It is a continuation of the same field that forms Site 98. The
site is accessed from Quernmore Road via an existing gated access to Escowbeck
Farm.
The strong stone wall and tall hedge along the eastern side of the site and the buildings
at Escowbeck Farm provide a degree of containment in the landscape. The wall and
hedge partially screen the site from the village. The land immediately adjacent to the
wall and hedge is lower lying that the rest of the field.
The site forms part of the parkland setting to Escowbeck House and the wider pastoral
setting to the village. See notes under site 99 for more information on the setting of
Escowbeck House.
*There is planning permission to convert stone farm buildings into 2 dwellings and
demolish other buildings and replace with 2 dwellings.
Landscape Condition
The landscape condition varies across the 5km wider study area. Within the 1km
detailed study area the landscape condition is moderate to good. The condition of the
sites reflects this with sites 98, 99, and 100 all being in good condition. Site 39 is in
moderate condition with some degraded boundary features.
Landscape Value
The landscape value is high. The sites all lie within the Forest of Bowland AONB. The
Forest of Bowland AONB is a nationally protected landscape and internationally
important for its heather moorland, blanket bog and rare birds. It was designated as a
landscape of national significance due to a variety of factors: the grandeur and
isolation of the upland core; the steep escarpments of the Moorland Hills; the
undulating lowlands; the visual contrasts between each element of the overall
landscape; the serenity and tranquillity of the area; the distinctive pattern of villages;
the wildlife of the area; and the landscape’s historic and cultural associations.
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The value of all sites is high.
Landscape Use
The landscape is used for its scenic beauty, as a backdrop to historic villages and
buildings, and as a resource for recreational activities, including walking, cycling, horse
riding, paragliding, fishing and motor cross.
All sites form part of the pastoral setting to the village of Caton and Brookhouse. They
provide a landscape and visual connection with the wider landscape. Sites 99 and 98
provide part of the parkland setting to locally historically important Escowbeck House.
Landscape Character and Sensitivity to Change
The landscape character sensitivity and guidelines for managing change varies across
the 5km wider study area. Within the 1km detailed study area the landscape sensitivity
is High. Sites 98, 99 and 100 contain several distinctive features including becks,
woodland copses, drumlin landform, hedges and mature trees. These all have a high
sensitivity to change. Site 39 has a moderate sensitivity to change due to its distinctive
boundary features being of a moderate condition.
Significance on landscape effects
The development of the sites for housing would result in the loss of characteristic
landscape features including hedgerows, matrix of fields and would erode the pastoral
setting of the village. The development of sites 98 and 99 is likely to have a significant
negative effect the parkland character and setting to Escowbeck House. Overall the
cumulative adverse impact is considered to be moderate – major and unacceptable
in landscape terms. With regard to sites 98, 99 and 100 the cumulative adverse impact
is considered to be major and unacceptable.
Mitigation
The number of sites developed, and the siting, density and scale of any housing could
mitigate some of the adverse landscape effects.
The development of part of site 98 and site 39 may not result in unacceptable
cumulative landscape effects. Any development should be designed in accordance
with Policy CL10 in the emerging Caton and Littledale Neighbourhood Plan.
The eastern part of site 98, closest to Quernmore Road would, is low lying. The height
of the site and the containment of the stone boundary wall would help mitigate
development on the site and integrate it into the wider landscape. The impact of the
landscape setting and character could be further mitigated by siting the housing close
to the road, and for housing to be single storey dwellings that reflect the scale of the
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adjacent housing. This would prevent any development becoming dominant on the
edge of the village. The materials should reflect the vernacular character of mill
workers cottages off Quernmore Road, and traditional farm buildings at Escowbeck
Farm. The traditional boundary hedge and retaining wall should be retained as
important site features.
Site 39 is small in scale and well related to the existing housing around Hawthorn
Close and Pinewood Avenue. The site is relatively well contained. However, in order
to mitigate landscape effects any development would need to be restricted to small
scale, single storey dwellings to ensure a low profile, prevent unacceptable skylining
and to prevent any new dwellings becoming a dominant feature in the landscape
(especially when viewed from adjacent housing and from the series of public footpaths
in the area). The site should reflect the density of nearby housing. The site could be
better integrated into the landscape through shelterbelt deciduous tree planting along
the southern and western boundaries. This would help form a strong edge of village
boundary for the future and reinforce the woodland and hedgerow landscape
characteristics of the village and its setting.
It is likely that such mitigation would result in the overall significance being reduced to
moderate.
Conclusion
The cumulative impacts of sites 39, 98, 99 and 100 on the landscape character of the
AONB would be major and unacceptable. The development of the sites would lose
significant landscape features, extending the villages into the wider pastoral setting. It
would extend the footprint of the villages in the wider landscape.
The development of sites 98 and 99 would have a significant adverse effect on the
parkland setting of Escowbeck House, a locally important historic house.
The partial development of site 98, close to Quernmore Road, and the development
of site 39 would have a moderate effect on the landscape character of the AONB.
Development would need to take place in accordance with emerging policy LC10 of
the draft Caton and Littledale Neighbourhood Plan in relation to scale, density, siting,
use of vernacular materials and landscaping.
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Site 98 Conclusion
The 2015 site assessment concludes that the site has the potential for development
subject to the sensitive design and layout, and development of this site would need to
be considered in conjunction with other potentially developable sites in the village.
The site is considered a sensitive location for development, and analysis is required
with a particular emphasis on understanding the landscape and amenity affects.
The 2018 site assessment states under landscape that the site is typical in appearance
and character of the wider AONB landscape. However, given the presence of
development on the western side of Quernmore Road, low level development of the
site may be possible (subject to careful siting and design) as an extension to the
existing settlement without having significant impacts on the AONB. Cumulative
impacts will need to be considered if other nearby sites are also being taken forward
for consideration.
The assessment concludes that evidence suggests that the site is capable of
accommodating some development subject to the landscape impacts on the AONB.
The Cumulative Impact Assessment states that the partial development of site 98,
close to Quernmore Road, and the development of site 39 would have a moderate
effect on the landscape character of the AONB.
The section of Site 98 identified in the plan
opposite will be allocated for future
residential development.
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Site 99 – Land south west of Quernmore Road (100 in 2015)
2015 SHLAA
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2018 SHELAA
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Landscape and Visual Survey
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Archaeology
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Preliminary Ecology (Lancaster)
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Further Ecology (GMEU)
These contiguous sites are dominated by open grassland but also support mature
woodland close to the road and hedgerows.
Fig 5 Locations of vantage points (red dots) sites 98 and 99
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Cumulative Landscape and Visual Impact Assessment
Site description
The site lies at the western edge of Caton. The land is agricultural, used as pasture
for sheep. The site rises slightly northwards, then dips gently to the stream in the north
western corner and the fields at its northern extent. It is bounded to the north by a
stone wall and small wire fence, to the west by a small stream and to the east by a
small woodland. The woodland forms a strong boundary at the edge of the settlement
and forms the setting to East Lodge. A pair of semi-detached houses are adjacent to
its north eastern corner. Houses front Quernmore Road, which runs along the eastern
extent of the site. The site is accessed from Quernmore Road via an existing gated
access to Escowbeck Farm.
The site forms an important part of the parkland setting to Escowbeck House. Although
not listed, the house and its parkland are historically locally important, with strong
connections to the mill history of Caton. Escowbeck House was built in 1842 by John
Gregg who ran Low Mill (reputed to be the oldest cotton mill in England), Forge Mill,
Willow Mill and Rumble Row Mill. The house had significant landscaped parkland organised so that only the Vicarage could be seen from its windows, with Town End
hidden. There was also considerable farmland at Escowbeck farm attached. The
house maintains its open views across its parkland setting and can still be easily seen
from several places in and around Caton and Brookhouse.
The field forms part of the wider agricultural landscape character to the south and west
of the settlement.
Landscape Condition
The landscape condition varies across the 5km wider study area. Within the 1km
detailed study area the landscape condition is moderate to good. The condition of the
sites reflects this with sites 98, 99, and 100 all being in good condition. Site 39 is in
moderate condition with some degraded boundary features.
Landscape Value
The landscape value is high. The sites all lie within the Forest of Bowland AONB. The
Forest of Bowland AONB is a nationally protected landscape and internationally
important for its heather moorland, blanket bog and rare birds. It was designated as a
landscape of national significance due to a variety of factors: the grandeur and
isolation of the upland core; the steep escarpments of the Moorland Hills; the
undulating lowlands; the visual contrasts between each element of the overall
landscape; the serenity and tranquillity of the area; the distinctive pattern of villages;
the wildlife of the area; and the landscape’s historic and cultural associations.
The value of all sites is high.
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Landscape Use
The landscape is used for its scenic beauty, as a backdrop to historic villages and
buildings, and as a resource for recreational activities, including walking, cycling, horse
riding, paragliding, fishing and motor cross.
All sites form part of the pastoral setting to the village of Caton and Brookhouse. They
provide a landscape and visual connection with the wider landscape. Sites 99 and 98
provide part of the parkland setting to locally historically important Escowbeck House.
Landscape Character and Sensitivity to Change
The landscape character sensitivity and guidelines for managing change varies across
the 5km wider study area. Within the 1km detailed study area the landscape sensitivity
is High. Sites 98, 99 and 100 contain several distinctive features including becks,
woodland copses, drumlin landform, hedges and mature trees. These all have a high
sensitivity to change. Site 39 has a moderate sensitivity to change due to its distinctive
boundary features being of a moderate condition.
Significance on landscape effects
The development of the sites for housing would result in the loss of characteristic
landscape features including hedgerows, matrix of fields and would erode the pastoral
setting of the village. The development of sites 98 and 99 is likely to have a significant
negative effect the parkland character and setting to Escowbeck House. Overall the
cumulative adverse impact is considered to be moderate – major and unacceptable
in landscape terms. With regard to sites 98, 99 and 100 the cumulative adverse impact
is considered to be major and unacceptable.
Mitigation
The number of sites developed, and the siting, density and scale of any housing could
mitigate some of the adverse landscape effects.
The development of part of site 98 and site 39 may not result in unacceptable
cumulative landscape effects. Any development should be designed in accordance
with Policy CL10 in the emerging Caton and Littledale Neighbourhood Plan.
The eastern part of site 98, closest to Quernmore Road would, is low lying. The height
of the site and the containment of the stone boundary wall would help mitigate
development on the site and integrate it into the wider landscape. The impact of the
landscape setting and character could be further mitigated by siting the housing close
to the road, and for housing to be single storey dwellings that reflect the scale of the
adjacent housing. This would prevent any development becoming dominant on the
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edge of the village. The materials should reflect the vernacular character of mill
workers cottages off Quernmore Road, and traditional farm buildings at Escowbeck
Farm. The traditional boundary hedge and retaining wall should be retained as
important site features.
Site 39 is small in scale and well related to the existing housing around Hawthorn
Close and Pinewood Avenue. The site is relatively well contained. However, in order
to mitigate landscape effects any development would need to be restricted to small
scale, single storey dwellings to ensure a low profile, prevent unacceptable skylining
and to prevent any new dwellings becoming a dominant feature in the landscape
(especially when viewed from adjacent housing and from the series of public footpaths
in the area). The site should reflect the density of nearby housing. The site could be
better integrated into the landscape through shelterbelt deciduous tree planting along
the southern and western boundaries. This would help form a strong edge of village
boundary for the future and reinforce the woodland and hedgerow landscape
characteristics of the village and its setting.
It is likely that such mitigation would result in the overall significance being reduced to
moderate.
Conclusion
The cumulative impacts of sites 39, 98, 99 and 100 on the landscape character of the
AONB would be major and unacceptable. The development of the sites would lose
significant landscape features, extending the villages into the wider pastoral setting. It
would extend the footprint of the villages in the wider landscape.
The development of sites 98 and 99 would have a significant adverse effect on the
parkland setting of Escowbeck House, a locally important historic house.
The partial development of site 98, close to Quernmore Road, and the development
of site 39 would have a moderate effect on the landscape character of the AONB.
Development would need to take place in accordance with emerging policy LC10 of
the draft Caton and Littledale Neighbourhood Plan in relation to scale, density, siting,
use of vernacular materials and landscaping.
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Site 99 Conclusion
The 2015 site assessment concluded that the site was potentially suitable for
development subject to sensitive design and layout, and the need to successfully
mitigate potential impact on the character of the AONB.
The 2018 site assessment concluded “There are impacts on landscape however the
Council's evidence suggests that limited development of the site is possible subject to
additional screen planting being provided and that an access can be provided without
impacting on existing woodland. The blocks of woodland, notably on the Quernmore
Road frontage, should also be retained in terms of their ecological value. An improved
access on to Quernmore Road is likely to impact on heritage and visual amenity and
is likely to involve the removal of a small number of trees. Development of the site
would be physically isolated from the village with no frontage on to Quernmore Road
and has a poor relationship to the existing settlement pattern. It is considered that the
site does not form a logical extension to the existing settlement and is therefore not
considered to be a sustainable location for development.”
The site also forms an important setting to Escowbeck House and parkland, and forms
part of the wider pastoral setting of the village. Escowbeck House is not a statutory
listed building, but the house and its parkland are historically locally important.
The development of site 99 in its entirety would have a detrimental effect on the
landscape character of the AONB and also the setting of Escowbeck House. The
section of the site adjacent to the settlement comprises a significant area of woodland
with a depth of 40m. The woodland forms a strong boundary at the edge of the
settlement and forms the setting to East Lodge. Any partial development would be (as
stated in the Council’s assessment) physically isolated from the settlement and will not
form a logical extension.
Site 99 is not suitable for future development.
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Site 100 – Land east and south of Caton Community Primary School
(101 in 2015)
2015 SHLAA
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2018 SHELAA
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Landscape and Visual Survey
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Archaeology
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Preliminary Ecology (Lancaster)
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Cumulative Landscape and Visual Impact Assessment
Site description
Site 100 comprises four level rectilinear, small to medium sized, grassy fields at the
southern edge of the settlement. All have strong hedge boundaries. Most of the site is
used for pasture, with the field closest to the settlement being used as a school playing
field and a community leisure resource. A public footpath runs along the northern
boundary of the site, connecting Quernmore Road with Broadacre and the public
footpaths to the east of the site.
At its northern end, the site is bounded by some medium sized educational buildings,
and smaller scale bungalows, with more domestic style hedges and walls. The eastern
part of the site is bounded by Artle Beck and more pasture fields, and a mature belt of
trees alongside the beck. There is a strong matrix of hedges that bound the fields
within the site and along Quernmore Road. Artle Beck, its sinuous wooded banks and
the matrix of hedges with mature trees are important and distinctive landscape
features.
The site reflects the pastoral characteristics of the wider undulating lowland farmed
landscape and forms part of the pastoral setting to the village.
This school playing field/community leisure resource is identified as a ‘Local Green
Space’ in studies for the neighbourhood development plan. The field immediately west
of the school is being considered as an all-weather playing pitch.
The site forms an important part of the parkland setting to Escowbeck House. Although
not listed, the house and its parkland are historically locally important, with strong
connections to the mill history of Caton. Escowbeck House was built in 1842 by John
Gregg who ran Low Mill (reputed to be the oldest cotton mill in England), Forge Mill,
Willow Mill and Rumble Row Mill. The house had significant landscaped parkland organised so that only the Vicarage could be seen from its windows, with Town End
hidden. There was also considerable farmland at Escowbeck farm attached. The
house maintains its open views across its parkland setting and can still be easily seen
from several places in and around Caton and Brookhouse.
The field forms part of the wider agricultural landscape character to the south and west
of the settlement.
Landscape Condition
The landscape condition varies across the 5km wider study area. Within the 1km
detailed study area the landscape condition is moderate to good. The condition of the
sites reflects this with sites 98, 99, and 100 all being in good condition. Site 39 is in
moderate condition with some degraded boundary features.

125

Landscape Value
The landscape value is high. The sites all lie within the Forest of Bowland AONB. The
Forest of Bowland AONB is a nationally protected landscape and internationally
important for its heather moorland, blanket bog and rare birds. It was designated as a
landscape of national significance due to a variety of factors: the grandeur and
isolation of the upland core; the steep escarpments of the Moorland Hills; the
undulating lowlands; the visual contrasts between each element of the overall
landscape; the serenity and tranquillity of the area; the distinctive pattern of villages;
the wildlife of the area; and the landscape’s historic and cultural associations.
The value of all sites is high.
Landscape Use
The landscape is used for its scenic beauty, as a backdrop to historic villages and
buildings, and as a resource for recreational activities, including walking, cycling, horse
riding, paragliding, fishing and motor cross.
All sites form part of the pastoral setting to the village of Caton and Brookhouse. They
provide a landscape and visual connection with the wider landscape. Sites 99 and 98
provide part of the parkland setting to locally historically important Escowbeck House.
Landscape Character and Sensitivity to Change
The landscape character sensitivity and guidelines for managing change varies across
the 5km wider study area. Within the 1km detailed study area the landscape sensitivity
is High. Sites 98, 99 and 100 contain several distinctive features including becks,
woodland copses, drumlin landform, hedges and mature trees. These all have a high
sensitivity to change. Site 39 has a moderate sensitivity to change due to its distinctive
boundary features being of a moderate condition.
Significance on landscape effects
The development of the sites for housing would result in the loss of characteristic
landscape features including hedgerows, matrix of fields and would erode the pastoral
setting of the village. The development of sites 98 and 99 is likely to have a significant
negative effect the parkland character and setting to Escowbeck House. Overall the
cumulative adverse impact is considered to be moderate – major and unacceptable
in landscape terms. With regard to sites 98, 99 and 100 the cumulative adverse impact
is considered to be major and unacceptable.
Mitigation
The number of sites developed, and the siting, density and scale of any housing could
mitigate some of the adverse landscape effects.
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The development of part of site 98 and site 39 may not result in unacceptable
cumulative landscape effects. Any development should be designed in accordance
with Policy CL10 in the emerging Caton and Littledale Neighbourhood Plan.
The eastern part of site 98, closest to Quernmore Road would, is low lying. The height
of the site and the containment of the stone boundary wall would help mitigate
development on the site and integrate it into the wider landscape. The impact of the
landscape setting and character could be further mitigated by siting the housing close
to the road, and for housing to be single storey dwellings that reflect the scale of the
adjacent housing. This would prevent any development becoming dominant on the
edge of the village. The materials should reflect the vernacular character of mill
workers cottages off Quernmore Road, and traditional farm buildings at Escowbeck
Farm. The traditional boundary hedge and retaining wall should be retained as
important site features.
Site 39 is small in scale and well related to the existing housing around Hawthorn
Close and Pinewood Avenue. The site is relatively well contained. However, in order
to mitigate landscape effects any development would need to be restricted to small
scale, single storey dwellings to ensure a low profile, prevent unacceptable skylining
and to prevent any new dwellings becoming a dominant feature in the landscape
(especially when viewed from adjacent housing and from the series of public footpaths
in the area). The site should reflect the density of nearby housing. The site could be
better integrated into the landscape through shelterbelt deciduous tree planting along
the southern and western boundaries. This would help form a strong edge of village
boundary for the future and reinforce the woodland and hedgerow landscape
characteristics of the village and its setting.
It is likely that such mitigation would result in the overall significance being reduced to
moderate.
Conclusion
The cumulative impacts of sites 39, 98, 99 and 100 on the landscape character of the
AONB would be major and unacceptable. The development of the sites would lose
significant landscape features, extending the villages into the wider pastoral setting. It
would extend the footprint of the villages in the wider landscape.
The development of sites 98 and 99 would have a significant adverse effect on the
parkland setting of Escowbeck House, a locally important historic house.
The partial development of site 98, close to Quernmore Road, and the development
of site 39 would have a moderate effect on the landscape character of the AONB.
Development would need to take place in accordance with emerging policy LC10 of
the draft Caton and Littledale Neighbourhood Plan in relation to scale, density, siting,
use of vernacular materials and landscaping.
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Potential Designation as Local Green Space Assessment
The following is the abridged version of the LGS assessment. For the full version see
the parish council website.
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Site 100 Conclusion
As can be seen from the aerial photo below the site is divided up into several sections.
The most northerly section is the area which is currently used as playing field with the
remainder of the site being in agricultural use.

A
B
C
D

The northerly section is proposed as a designation as a Local Green Space (LGS)
through the Caton Neighbourhood Plan, and there is a significant amount of evidence
to demonstrate that the site is demonstrably special. Lancashire County Council
objected to the designation as an LGS, as it restricted the expansion of the school.
However, if you look at the aerial photograph above the section annotated as “B” would
be more appropriate for any expansion of the school.
Site 100 is highly visible from the moorland surrounding the village of Caton and would
have a detrimental impact on the character of the AONB.
There are a number of additional constraints relating to landscape, ecology, pipeline
easement and flood risk (surface water) that would impact on development of the two
northern fields. Neither is there a footway between the site and the village.
If section A is successful in designation as an LGS and site B is appropriate for an
extension to the school, sections C and D would be physically isolated from the village.
Given the many constraints and the detrimental impact on the sider landscape Site
100 is not considered suitable for allocation.
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3.

Conclusion

Using the comprehensive information provided by Lancaster City Council, in addition
to the additional work the Parish Council have commissioned to support this process,
it is clear that two sites are suitable for allocation in the Cation Neighbourhood
Development Plan as follows:
Site 89 – Land at Mill Lane
Site 98 – Land west of Quernmore Road, (A section adjacent to Quernmore Road)
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Appendix 1 – 2015 SHLAA Maps Caton
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Appendix 2 – 2018 SHELAA Map
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Appendix 3 – Highway Authority Response – Re: Sites 39, 89 and 98
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