
 
 
Planning Group Report 

 
20/01453/OUT    Ellel Holiday Village 

 
This is a significant outline application which merits close scrutiny. 

 
The concept is ambitious and would doubtless add greatly to Lancaster’s attractions as a 

holiday destination.  It would also create much-needed employment, although mainly in the 
transitory and high-risk tourism and hospitality trades: part-time and temporary.  The 

estimated figure for full-time equivalent jobs would seem optimistic. 
 

Unfortunately, the closer one looks at the plans for the project the more questions arise.  
The focal point for the development would be immediately adjacent to the present Junction 

33 of the M6. Plans for the total re-alignment of that junction are already under discussion, 
and the submission from County Highways clearly illustrates how this outline application 
would conflict.  
 
Until all the related re-engineering of this major intersection is completed, and a survey 
carried out to measure its impact on local and through-traffic movements, it would be 
unwise to consider this application further at this time. 

  
In this vicinity is land allocated to the North-West Auctions development site for an Agri-

business Centre including a re-located cattle market. This would contribute to an increased 
volume of heavy traffic close to the entrance of the proposed Village. 

  
The rural topography encompasses two significant drumlins. Whereas plans for the nearby 

Bailrigg Garden Village seek to ensure that such features remain as open space, it would 
appear that here they will be covered with the 450 residential units. The environmental 

impact on the surrounding countryside will be considerable. The loss of productive farmland 
should be considered.  

 
It is envisaged that the canal will be a significant feature and the reservations expressed by 
the Canal and River Trust need to be addressed. 
  
From a heritage point of view the six Grade II historic structures, including canal bridges 
(particularly 84 and 85) will need careful conservation with a buffer zone being established 



to ensure future protection. A programme of archaeological investigations will need to be 
carried out.  
 
The Ellel Grange chapel (Grade ii* and on the Heritage at Risk Register), is shown as if within 
the proposed village, but the Cultural Heritage chapter of the Environmental Assessment it 
is shown as “potential development area”. Normally a study area for such a development 
includes a substantial buffer zone, especially if the development is predicted to expand at 
some future date. 
  
It is accepted that this proposal is not covered by the recently adopted Local Plan and its 
impact on the village of Galgate needs to be assessed. That community is threatened to the 
north by the advancing Bailrigg Garden Village post-2031 and now by this large 
development to the south. Much greater local community consultation needs to be carried 
out. Measures should be taken to ensure that the proposed accommodation should be for 
holiday lets only, and not for permanent residence. 

 
We believe that the proposals under consideration are over-ambitious and give rise to some 

significant reservations, outlined above.   We encourage the developers to continue 
discussions with Lancaster City Council, Lancashire County Council, United Utilities, the 

Canal and Rivers Trust, and other interested parties in order that a scheme acceptable to all 
parties may be brought forward. 
. 
 
 
20/01145/FUL Lune Industrial Estate. 
 
The Civic Society fully appreciates the vital contribution made to the economic life of the 
City by the numerous small and medium-sized businesses located in the industrial estates in 
the area. It is accepted that all the major manufacturing companies, on which Lancaster’s 
economic prosperity once depended, have now disappeared, and these enterprises have 
become a principal source of economic activity. 
   

However, industrial estates must have adequate infrastructure to ensure that they are 
easily accessible and fit comfortably into the surrounding community. The proposals for the 

Lune Industrial Estate fail on both these criteria. 
  

Over the years the site has been developed in a piecemeal fashion to fill the void left by the 
Williamson factory and ancillary buildings.  

 
No one planning a modern multi-use industrial site from scratch would consider locating it 

at the end of the longest cul-de-sac in the city, with only one main access route. 
 
We would challenge the statements that: 
 
• The site is accessible by a choice of sustainable / non-car modes of travel including by 
foot, cycle and public transport.  
 



• The proposals would not generate a significant number of new / additional vehicle trips 
on the local road network.  (Caneparo Transport Assessment p.25) 
                                                      
New Quay Road already must accommodate a greatly increased volume of traffic following 
the completion of extensive housing estates and student accommodation blocks; this all has 
to feed into the already congested gyratory system. An alternative route via Lune Road, 
West Road and Meeting House Lane, where pavement space is inadequate, is already much 
used by pedestrians, including local school children, and is quite unsuitable for HGVs and an 
increased number of commercial vehicles. (It is noted that 493 parking places are 
envisaged). The proposed eastern site access to Willow Lane via Europa Way Lane is 
unacceptable for similar reasons.  
 
From a heritage point of view, we are concerned that New Quay Road enters one of 
Lancaster’s principal Conservation Areas on St George’s Quay, where increased heavy traffic 
and concomitant pollution can only do harm to the historic quayside buildings. 

 
We are puzzled by the inclusion in these proposals of plans for community facilities on the 

site (café, convenience store, surgery etc). These are all facilities which are sadly lacking in 
the area and which we normally would support were they not in totally the wrong location – 

at the extremity of the site, as far away as possible from the residential community which 
could make best use of them. 
 
Lancaster Civic Society strongly object to any further development on this site until a 
comprehensive independent plan is forthcoming for all related traffic movements, and 
that should include the provision of a river crossing linking New Quay Road to Ovangle 
Road and thence to the Bay Gateway. This, we believe to be the only long-term solution 
to Lancaster’s traffic problems.  
 
20/01402/FUL Greaves Park Garage 
 
The Civic Society welcomes this proposal to bring a derelict building back into habitable use. 
 

However, we believe that, in a designated Conservation Area, adjacent to one of Lancaster’s 
historic houses, a more imaginative design could be forthcoming. Although the main part of 

the proposed dwelling house will benefit from a generous amount of glazing, the exterior 
appearance of the extension to the west, with its timber cladding and zinc roof, could be 

likened to a large garden shed.   
 

Vehicular access will be on to the existing driveway which is badly in need of a major 
upgrade for the whole of its length. 

 
21/00111/PIP Fenham Carr Lane 
 
The Civic Society is firmly opposed to the development for housing on this location, which 
has been designated as Key Urban Landscape.  
 



The iconic views of the Ashton Memorial from the M6 to the east should be preserved at all 
costs.  
 
Proposal for seven dwellings at the foot of the Williamson Park could be the thin edge of a 
wedge, which may result in housing sprawl over these open fields, which provide a pleasing 
foreground to the rising Conservation Area beyond. 
 
 
21/00256/FUL Salt Ayre Solar Panels 
 
The Civic Society would wish to support, in principle, Lancaster City Council’s Climate 
Emergency Agenda.  It would seem that the siting of a significant array of solar panels could 
be an appropriate use of this location. 
However, we would like to see a Computer-Generated Image of the view of the proposed 
site taken on a clear day from the environs of the Castle and the Priory; two of the most 

historic sites in the city. 
 

We fear that the solar panels would not only be obtrusive but also, in sunlight, would give 
rise to significant light reflection. 

 
We trust that these reservations are considered when this application is under 
consideration. 
 
20/01442/FUL Whernside Road 
 
Having been re-designated as “unallocated land” in the Local Plan it is not surprising 
that developers have seized this opportunity to submit a proposal such as this.  
 
However, we share the concerns of a very large number of local residents that this 
development, which will result in the loss of a much-valued green space, is too large and, as 
a consequence of the sloping site, will dominate the surrounding dwellings. 
 

Although a variety of house designs are proposed they are uniformly bland and 
unimaginative. Far too many units are crowded on to the site leaving little space between 

(not even adequate for each house to have room for its own waste disposal bin).  
 

Despite reassurances given, there would appear to be a real danger of run-off flooding to 
surrounding roads and land. The very name Watery Lane suggests historic problems with 

land drainage in the area. 
 

Access to the site would appear to be scarcely adequate for construction traffic and 
emergency vehicles. The Road Safety audit draws attention to the possible problems for all 
road users because of the narrow entrance/exit to the development off Watery Lane.  
 
Insufficient account has been taken of the impact on increased traffic on the surrounding 
roads. 
 



We trust that full account is taken of the legitimate objections to this development being 
voiced by residents, whose concerns are shared by the Civic Society. 
 
Hugh Roberts (on behalf of Lancaster Civic Society) – March 2021 
 
 

 


