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We write on behalf of our client Autohorn Fleet Services Ltd (Autohorn) to provide City of York Council (CYC) with their
representations to CYC’s Publication Draft Local Plan (February 2018).

Our client fully supports the retention of site ST37 as a proposed strategic employment allocation within the Publication Draft

Local Plan.

As CYC are aware, the site benefits from outline planning permission (Ref. 16/01446/OUTM) in association with the relocation of
Autohorn’s operations from Leeming Road (which is located within the York Central site).

Whilst our client supports the allocation and the proposed red line allocation boundary, they are seeking amendments to the
proposed wording of Draft Policy SS24 in order to provide further flexibility in respect of the future development of the site.
Autohorn wish to work collaboratively with CYC to agree an appropriate future strategy at the Whitehall Grange site which enables
the viable re-location of the business through the proposed revised immediate development proposals, whilst protecting the long-
term aspirations of the site (the outline planning approval) over the course of the whole Local Plan period.

Whilst there is time for us to discuss the immediate development proposals and potential changes to the timescales/triggers
associated with the approved outline planning permission at the site over the coming months, in order for the Local Plan to align
with this revised approach to the development of the site, the current wording included in Policy SS24 of the Publication Draft
Local Plan would of course needs to be amended.

We believe that the revised wording would grant CYC and Autohorn sufficient flexibility to work together to ensure that both the
immediate and long-term development proposals associated with the relocation of the existing business can be delivered, whilst
also ensuring that the key environmental sensitivities of the site can be protected.

Our client looks forward to progressing discussions with CYC in respect of the revised immediate relocation development
proposals as soon as possible. Can we therefore ask that contact is made to arrange a meeting to discuss the development

proposals further.

Should you require any further details or clarification on the content of this letter please do not hesitate to contact me.

Kind regards,

Paul

Paul Butler
Director

Dbg

www.pbplanning.co.uk

paul.butler@pbplanning.co.uk

07970 506702
01904 731365



PO Box 827, York, YO31 6EE



COUNCIL

City of York Local Plan OFFICE USE ONLY:
Publication Draft 2018 o relerence
Consultation response form
21 February — 4 April 2018

This form has three parts: Part A Personal Details, Part B Your
Representation and Part C How we will use your Personal Information

To help present your comments in the best way for the inspector to consider them, the Planning
Inspectorate has produced this standard comment form for you to complete and return. We ask
that you use this form because it structures your response in the way in which the inspector will
consider comments at the Public Examination. Using the form to submit your comments also
means that you can register your interest in speaking at the Examination.

Please read the guidance notes and Part C carefully before completing the
form. Please ensure you sign the form on page 6.

Please fill in a separate part B for each issue/representation you wish to make.
Any additional sheets must be clearly referenced. If hand writing, please write clearly in blue or
black ink.

Part A - Personal Detalls

Please complete in full; in order for the Inspector to consider your representations you must provide your
name and postal address).

1. Personal Details 2. Agent’s Detalls (if applicable)
Title Mr
First Name Paul
Last Name Butler

Organisation

Autohorn Fleet Services PB Planning Ltd
(where relevant)

Representing

(if applicable) Autohorn Fleet Services

Address —line 1 clo Agent PO Box 827

Address — line 2 York

Address — line 3

Address — line 4

Address —line 5

Postcode YO31 6EE
E-mail Address paul.butler@pbplanning.co.uk
Telephone Number 07970 506702

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.
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Guidance note S8 TN

Where do | send my completed form?

Please return the completed form by Wednesday 4 April 2018, up until midnight
e To: FREEPOST RTEG-TYYU-KLTZ Local Plan, City of York Council, West
Offices, Station Rise, York, YO1 6GA
e By email to: localplan@york.gov.uk

Electronic copies of this form are available to download at www.york.gov.uk/localplan
or you can complete the form online at www.york.gov.uk/consultations

What can | make comments on?

You can make representations on any part of the publication draft of the Local Plan, Policies Map or
Sustainability Appraisal. Comments may also refer to the justification and evidence in the supporting
technical papers. The purpose of this consultation is for you to say whether you think the plan is legally
compliant and ‘sound’. These terms are explained as you go through the response form.

Do | have to use the response form?

Yes please. This is because further changes to the plan will be a matter for a Planning Inspector to
consider and providing responses in a consistent format is important. For this reason, all responses should
use this consultation response form. Please be as succinct as possible and use one response form for
each representation you wish to make (topic or issue you wish to comment on). You can attach additional
evidence to support your case, but please ensure that it is clearly referenced. It will be a matter for the
Inspector to invite additional evidence in advance of, or during the Public Examination.

Additional response forms can be collected from the main council offices and the city’s libraries, or you can
download it from the council’s website at www.york.gov.uk/localplan or use our online consultation form via
http://www.york.gov.uk/consultations. However you choose to respond, in order for the inspector to
consider your comments you must provide your name and address with your response.

Can | submit representations on behalf of a group or neighbourhood?

Yes, you can. Where there are groups who share a common view on how they wish to see the plan
modified, it would be very helpful for that group to send a single representation that represents that view,
rather than for a large number of individuals to send in separate representations that repeat the same
points. In such cases the group should indicate how many people it is representing; a list of their names
and addresses, and how the representation has been agreed e.g. via a parish council/action group
meeting; signing a petition etc. The representations should still be submitted on this standard form with the
information attached. Please indicate in Part A of this form the group you are representing.

Do | need to attend the Public Examination?

You can indicate whether at this stage you consider there is a need to present your representation at a
hearing session during the Public Examination. You should note that Inspectors do not give any more
weight to issues presented in person than written evidence. The Inspector will use his/her own discretion in
regard to who participates at the Public Examination. All examination hearings will be open to the public.

Where can | view the Local Plan Publication Consultation documents?

You can view the Local Plan Publication draft Consultation documents
e Online via our website www.york.gov.uk/localplan.
e City of York Council West Offices
e Inall libraries in York.

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.



Part B -Your Representation ¥ YORK

COUNCIL
(Please use a separate Part B form for each issue to you want to raise)

3. To which document does your response relate? (Please tick one)
City of York Local Plan Publication Draft

Policies Map

0 [

Sustainability Appraisal/Strategic Environmental Assessment

What does ‘legally compliant’ mean?

Legally compliant means asking whether or not the plan has been prepared in line with: statutory
regulations; the duty to cooperate; and legal procedural requirements such as the Sustainability Appraisal
(SA). Details of how the plan has been prepared are set out in the published Consultation Statements and
the Duty to Cooperate Statement, which can be found at www.york.gov.uk/localplan

4. (1) Do you consider the document is Legally compliant?

Yes No D
4.(2) Do you consider that the document complies with the Duty to Cooperate?
Yesly | No [ ]

4.(3) Please justify your answer to question 4.(1) and 4.(2)

Please see enclosed submitted representations.

What does ‘Sound’ mean?

Soundness may be considered in this context within its ordinary meaning of ‘fit for purpose’ and ‘showing
good judgement’. The Inspector will use the Public Examination process to explore and investigate the plan
against the National Planning Policy Framework’s four ‘tests of soundness’ listed below. The scope of the
Public Examination will be set by the key issues raised by responses received and other matters the
Inspector considers to be relevant.

What makes a Local Plan “sound”?
Positively prepared - the plan should be prepared based on a strategy which seeks to meet objectively

assessed development and infrastructure requirements, including unmet requirements from neighbouring
authorities where it is reasonable to do so and consistent with achieving sustainable development.

Justified — the plan should be the most appropriate strategy, when considered against the reasonable
alternatives, based on proportionate evidence.

Effective — the plan should be deliverable over its period and based on effective joint working on cross-
boundary strategic priorities

Consistent with national policy — the plan should enable the delivery of sustainable development in
accordance with the policies in the Framework

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.
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COUNCIL

5.(1) Do you consider the document is Sound?

Yes [ ] No
If yes, go to question 5.(4). If no, go to question 5.(2).
5.(2) Please tell us which tests of soundness the document fails to meet: (tick all that apply)
Positively prepared Justified

Effective Consistent with
national policy

5.(3) If you are making comments on whether the document is unsound, to which part of
the document do they relate?
(Complete any that apply)

Paragraph
no.

Policy See enclosed Site Ref. Site Ref. ST37

See enclosed Ref. representations

representations

5.(4) Please give reasons for your answers to questions 5.(1) and 5.(2)

You can attach additional information but please make sure it is securely attached and clearly
referenced to this question.

Please see enclosed submitted representations

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.
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6. (1) Please set out what change(s) you consider necessary to make YORK
the City of York Local Plan legally compliant or sound, having regard R counciL
to the tests you have identified at question 5 where this relates to

soundness.

You will need to say why this modification will make the plan legally compliant or sound. It
will be helpful if you could put forward your suggested revised wording of any policy or text.

Please note your representation should cover succinctly all the information, evidence and supporting
information necessary to support/justify the representation and the suggested modification, as there
will not normally be a subsequent opportunity to make further representations based on the original
representation at publication stage.

After this stage, further representations will be only at the request of the Inspector, based on the

matters and issues he/she identifies for examination.

Please see enclosed submitted representations

7.(1). If your representation is seeking a change at question 6.(1), do you consider it
necessary to participate at the hearing sessions of the Public Examination? (tick one box only)

No, | do not wish to participate at the hearing D Yes, | wish to appear at the
session at the examination. | would like my examination

representation to be dealt with by written

representation

If you have selected NoO, your representation(s) will still be considered by the independent Planning
Inspector by way of written representations.

7.(2). If you wish to participate at the oral part of the examination, please outline why you
consider this to be necessary:

Please see enclosed submitted representations

Please note: the Inspector will determine the most appropriate procedure to adopt to hear those who
have indicated that they wish to participate at the hearing session of the examination.

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.
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Part C - How we will use your Personal ~ #*% <
Information

We will only use the personal information you give us on this form in accordance with the Data
Protection Act 1998 (and any successor legislation) to inform the Local Plan process.

We only ask for what personal information is necessary for the purposes set out in this privacy
notice and we will protect it and make sure nobody has access to it who shouldn't.

City of York Council does not pass personal data to third parties for marketing, sales or any other
commercial purposes without your prior explicit consent.

As part of the Local Plan process copies of representations made in response to this consultation
including your personal information must be made available for public inspection and published
on the Council's website; they cannot be treated as confidential or anonymous and will be
available for inspection in full. Copies of all representations must also be provided to the Planning
Inspectorate as part of the submission of the City of York Local Plan.

Storing your information and contacting you in the future:

The information you provide on this form will be stored on a database used solely in connection
with the Local Plan. If you have previously responded as part of the consultation on the York
Local Plan (previously Local Development Framework prior to 2012), your details are already held
on the database. This information is required to be stored by the Council as it must be submitted
to the Planning Inspectorate to comply with the law.1The Council must also notify those on the
database at certain stages of plan preparation under the Regulations. 2

Retention of Information

We will only keep your personal information for as long as is necessary and when we no longer
have a need to keep it, we will delete or destroy it securely. The Local Planning Authority is
required to retain your information during the plan making process. The information you submit
relating to the Local Plan can only cease to be made available 6 weeks after the date of the
formal adoption of the Plan.?

Your rights

To find out about your rights under the Data Protection Act 1998 (and any successor legislation),
you can go to the Information Commissioners Office (ICO) https://ico.org.uk/for-the-public/

If you have any questions about this Privacy Notice, your rights, or if you have a complaint about
how your information has been used or how long we have kept it for, please contact the Customer
Feedback Team at haveyoursay@york.gov.uk or on 01904 554145

! Section 20(3) Planning & Compulsory Purchase Act 2004 Regulations 17,22, 35 & 36 Town and Country Planning (Local Planning)
England) Regulations 2012

2 Regulation 19 Town and Country Planning (Local Planning) England) Regulations 2012

* Regulation 35 Town and Country Planning (Local Planning) England) Regulations 2012

Date
04.04.18

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.
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PO Box 827
York YO31 6EE
paul.butler@pbplanning.co.uk

Local Plan,

City of York Council,
West Offices,
Station Rise,

York,

YO1l 6GA

4t April 2018
Dear Sir or Madam,

CITY OF YORK LOCAL PLAN — LAND AT WHITEHALL GRANGE, WIGGINTON ROAD, CLIFTON
MOOR — AUTOHORN FLEET SERVICES LTD — SUPPORT FOR SITE REFERENCE ST37

We write on behalf of our client Autohorn Fleet Services Ltd (Autohorn) to provide City of York Council
(CYC) with their representations to CYC'’s Publication Draft Local Plan (February 2018).

Our client fully supports the retention of the site as a proposed strategic employment allocation within
the Publication Draft Local Plan.

As CYC are aware, the site benefits from outline planning permission (Ref. 16/01446/OUTM) in
association with the relocation of Autohorn’s operations from Leeming Road (which is located within the
York Central site).

Whilst our client supports the allocation and the proposed red line allocation boundary, they are seeking
amendments to the proposed wording of Draft Policy SS24 in order to provide further flexibility in respect
of the future development of the site.

We set out below our justification for the policy to be worded more flexibly, however, the main reason
is associated with Autohorn’s need to commence discussions with CYC at the earliest opportunity in
order to seek to revise the approved development proposals at the Whitehall Grange site.

This letter sets out the following: -
e Re-iterates the principle of development at the site;
e Provides details of Autohorn’s revised immediate development proposals for the site; &
o |dentifies the justification behind the need to amend Policy SS24 of the Local Plan.

It concludes by confirming that Autohorn wish to work collaboratively with CYC to agree an appropriate
future strategy at the Whitehall Grange site which enables the viable re-location of the business through
the proposed revised immediate development proposals, whilst protecting the long-term aspirations of
the site (the outline planning approval) over the course of the whole Local Plan period.

PRINCIPLE OF DEVELOPMENT & THE OUTLINE PLANNING APPROVAL

An outline planning application for the “Demolition of existing buildings, use of land to car storage facility
and erection of office building” was approved by CYC on the 15" June 2016. The exact details of the
approved development identified in the CYC committee report was as follows: -

Planning permission is being sought for the demolition of existing buildings and the use of
the land as a car storage facility for up to 2000 cars. A 2-storey, 3000sgm office building for
approximately 200 staff would be located at the northwest corner of the site. The proposal
includes an internal circulation road, areas of hardstanding surfaced in grasscrete (which
would occupy most of the site), a small security gatehouse, lighting and landscaping.
Access would be taken from the existing access onto Wigginton Road. The Entrance



gateway would be set back to allow for a car transporter to pull up off the public highway.
The Application is a hybrid in that it seeks:

(a) full planning permission for the change of use to a car storage facility and for the
construction of the associated infrastructure; and

(b) outline planning permission (with appearance and landscaping reserved) for the 2-
storey office building and the security gatehouse. The parameters of the office building are
9m high, 80m long across its frontage and up to 29m deep. The building would have a
footprint of 1,683sqm. The security gatehouse would be single-storey and have a footprint
of 40sgqm.

As the site is located in the Green Belt, in accordance with Paragraph 88 of the NPPF, in reaching the
decision to approve the planning application CYC identified the following very special circumstances: -

e The need for the facility arises from the continued growth of the business and demand
from car dealerships on Clifton Moor, which are their major clients;

e No other suitable sites are available;
e The development would provide ongoing economic benefits for the city;

e If planning permission is not granted the likely outcome is that Autohorn would be
forced to look for suitable sites outside York probably Leeds, Selby or Hull;

e The development would provide sustainability benefits compared with the current
operations, e.g. car transport movements would be taken out of the city, there would be
shorter journeys for collections and deliveries and the site would provide better scope
for Autohorn to explore sustainable fuel technologies.

The business currently operates from two sites, neither of which is particularly suitable for
the company's purposes. In particular the York Central site has very poor access (Leeman
Road) for car transporters. Operating from two sites and having to transport large numbers
of cars on small vehicles or low loaders is inefficient. Furthermore, the site is on the other
side of the city centre from the company's principal customer base. The current situation
provides no long-term security for the business and there is no capacity for expansion on
the existing sites.

The council's economic development officers fully support the planning application on the
basis that it is fully aligned with the council's economic strategy, which was approved by
the Executive in May 2016. The economic case is that consent would support the growth of
the city's high value jobs base, it would protect 85 jobs in the city, lead to an additional 75
jobs in the local authority area and contribute over £2m to the city's economy.

The site at Leeman Road lies within York Central, which is the city's main priority for
economic development. The council's aspirations for the site cannot be realised unless and
until the existing occupiers have been relocated. Approving the application at Whitehall
Grange to enable Autohorn's relocation would be a significant step towards the facilitation
of the redevelopment of the York Central site.

Each of the above identified “very special circumstances” still exist, however, there has been one
key change in circumstance associated with Autohorn’s proposed relocation. This is in relation to
Autohorn’s relocation timescales.



As CYC are aware, Autohorn’s current premises are at Leeming Road are located within the York
Central site. The landowners of Autohorn’s existing premises have consequently informed them that
they will likely need to vacate the site by the end of 2019. Only 21 months from now.

Condition 1 of the outline planning approval provides Autohorn with the ability to commence the
development of their relocation proposals within a 5-year timescale (3 years to submit Reserved
Matters approval and 2 years to commence development).

The requirement for Autohorn to vacate their current premises before the end of 2019 has therefore
given them significantly less time to not only commence development, but to deliver the new
development proposals in their entirety.

Put simply, Autohorn originally had 5 years from 15% June 2016 to commence the development of
their relocation proposals, they now have only 21 months years to complete them.

There are two key impacts associated with this reduced timescale. The time needed to construct the
approved development scheme (including Reserved Matters approval for the proposed office
building and the discharge of relevant pre-commencement planning conditions) and the time needed
to generate sufficient funding to be able to deliver the relocation proposals.

Whilst we can work with CYC to seek to achieve the planning approvals to enable Autohorn to
relocate within the required timescales, at the point of writing this letter there is simply no prospect
of attaining the required funding to deliver the approved scheme.

Since the approval of the outline planning application in June 2016, Autohorn have been calculating
the actual costs of the approved relocation proposals. The cost of doing so would be approximately
£12 million, however, the value of the asset post completion would be £6.5 million. As a result, they
are unable to achieve the investment needed to deliver the approved scheme.

Accordingly, Autohorn need to commence discussions with CYC at the earliest opportunity in order
to seek to revise the approved development proposals at the Whitehall Grange site.

Autohorn want to work collaboratively with CYC to agree an appropriate future strategy at the
Whitehall Grange site which enables the viable re-location of the business through the proposed
revised immediate development proposals, whilst protecting the long-term aspirations of the site (the
approved scheme) over the course of the whole Local Plan period.

Whilst the approved outline planning approval is still very much the long-term vision for the site,
Autohorn have sought to develop an immediate development option for the site which is viable, can
be delivered by the end of 2019 and which seeks to retain the “openness” of the Green Belt in this
location of the City.

PROPOSED IMMEDIATE DEVELOPMENT OPTION

Enclosed with this letter are plans prepared by PRA Architects which provide a draft relocation
proposal for Autohorn at the Whitehall Grange site, which could be viably delivered within the next
21 months.

As alluded to above, the relocation proposals approved within the outline planning permission are
currently unviable. Not only is this associated with the size of the proposed office building, but it is
also in association with the amount of new road infrastructure needed and the level of new
landscaping required. Largely due to the proposed location of the majority of the new facilities to the
rear/western boundary of the site.



Whilst appreciating why the approved proposals have been located where they are, we have sought
to revise the relocation proposals in order to ensure that the development will be viable and
importantly retain the openness of the Green Belt in this location of the City.

The conclusion reached by this re-assessment is the formulation of a development proposal which
seeks to utilise the significant areas of existing buildings and hardstanding at the site. Whilst very
special circumstances have been proven, we have sought to ensure that the proposals would not
harm the openness of the Green Belt, in accordance with Paragraph 88 of the NPPF and the final
bullet point of Paragraph 89 of the NPPF.

The following plans identifying Autohorn’s revised immediate relocation proposals for the site are
enclosed with this letter for CYC's review: -

e Existing Site Plan
e Existing Site Plan & Proposed Demolition
e Proposed Site Plan

The enclosed plans prepared by PRA identify the following parameters for the proposed immediate
development option at the site: -

e The retention of an open vista along the site’s frontage to afford views of the Minster and a
sense of openness adjacent to Wigginton Road.

e The demolition of existing buildings B, D & E to enable the appropriate re-use and extension
of existing building A to deliver an office building of up to 800sg.m in size.

e The re-use of existing building C to deliver a building to be used for valeting purposes.

e The existing redundant and dilapidated buildings on the site have a floorspace of 1,004sgm.

e The development proposals propose to deliver 980sg.m of floorspace. A net reduction of
24sg.m

e The re-use of all existing hardstanding areas located to the north of the existing Farm House
for staff parking and car storage.

e Additional car storage is to be provided in the form of grasscrete to the north of the proposed
valet building and north & west of the existing hard standing areas in this location of the site.
Nestled between the adjacent commercial properties.

e Landscaping and boundary treatment details can be discussed with CYC as part of future
negotiations in respect of the development proposals.

All other areas would be retained in their existing use.
The existing Farm House is to be retained as it provides an important income to the business.

The site currently contains a number of redundant and dilapidated buildings which provide an
eyesore on this approach to the City.

The proposals seek to redevelop a number of the site’s existing redundant and dilapidated buildings,
to deliver a high quality commercial premises that will be designed to reflect the character of the area
in respect of scale, appearance and materials. It is our intention to work closely with planning officers
of CYC in respect of the detailed design aspects of the proposals.

Enclosed with this letter are examples of the proposed external appearance of the proposed
buildings. The aim is to deliver modern commercial buildings which are in-keeping with the landscape
character in which they will sit.

Should, following further detailed assessment it be identified that it is more viable to demolish and
rebuild all of the existing buildings located on the site, then we would ensure that any new build
development would retain the same location, floorspace, scale, appearance and external materials
of buildings proposed above.



Whilst the immediate development proposals are only in draft currently, Autohorn can confirm that
they represent a form of development that could be delivered within the next 21 months. Accordingly,
Autohorn are very keen to enter into discussions immediately with CYC in order to move the
proposals forward.

These proposals represent an immediate, viable, development option at the site for Autohorn. The
proposals have been based on the potential re-use of the site’s existing buildings in order to enable
Autohorn to progress with the larger approved outline planning permission in the future once funding
can be attained.

As the relocation of Autohorn will enable the recognised growth and expansion of the business, the
immediate development proposals are also required to facilitate the funding needed in order for
Autohorn to deliver the longer-term aspirations associated with the larger development proposals.

Whilst there is time for us to discuss the immediate development proposals and potential changes to
the timescales/triggers associated with the approved outline planning permission at the site over the
coming months, in order for the Local Plan to align with this revised approach to the development of
the site, the current wording included in Policy SS24 of the Publication Draft Local Plan would of
course needs to be amended.

AMENDMENTS REQUIRED TO POLICY SS24

The policy seeks to align with the current approved outline planning permission at the site (Ref.
16/01446/0OUTM). There is, therefore, insufficient flexibility to allow for potential changes to the
proposed development of the site on account of matters which may impact the business’ needs at any
point over the next 15 years to 2032/2033. Unless changes are made to the current wording of Policy
SS24 then the business would be required to operate under a severely restrictive planning policy until
the end of the plan period in 2033.

Whether Autohorn needed to revise the development proposals approved under the outline planning
permission or not, there is therefore still an argument that additional flexibility needs to be built into the
policy to enable the business to respond to changes in business circumstances over the entire plan
period.

It just so happens that a major change in circumstance has occurred in the time period since the
approval of the outline planning application (June 2016) and prior to the Local Plan being submitted to
the Secretary of State.

As identified above, the landowners of Autohorn’s existing Leeming Road site have informed them that
they will likely need to vacate the site by the end of 2019. 21 months from now. The requirement for
Autohorn to vacate their current premises before the end of 2019 has therefore given them significantly
less time to deliver their relocation development proposals.

Whilst we can work with CYC to seek to achieve the planning approvals to enable Autohorn to
relocate within the required timescales, at the point of writing this letter there is simply no prospect
of attaining the required funding to deliver the approved scheme. It is currently unviable.

Accordingly, Autohorn have sought to revise their relocation proposals to formulate a development
that is financially viable, and which can be delivered before the end of 2019. The immediate
development proposals for the site are vastly smaller in size and seek to re-use the site’s existing
redundant buildings and hardstanding areas.

Consequently, in order for the Local Plan to align with this revised approach to the development of
the site, the current wording included in Policy SS24 of the Publication Draft Local Plan would of
course need to be amended.



Importantly, the development proposals approved under the outline planning application are still very
much the long-term aspiration for Autohorn at the site. Therefore, we are seeking changes to Policy
SS24 which provides sufficient flexibility to enable the viable re-location of the business through the
proposed revised immediate development proposals, whilst protecting the long-term aspirations of
the site over the course of the whole Local Plan period to 2032/33.

Accordingly, our proposed revised wording for Policy SS24 of the Local Plan is as follows: -
Policy SS24: Whitehall Grange, Wigginton Road

Whitehall Grange, Wigginton Road (ST37) will provide up to 33,330sgm for B1 office & B8
storage use. Given the location of this site, development should be as unobtrusive within
the existing landscape as possible, retaining and enhancing (where possible) the clarity
and openness between Clifton Moor to the west and New Earswick to the east.

We believe that the revised wording would grant CYC and Autohorn sufficient flexibility to work
together to ensure that both the immediate and long-term development proposals associated with
the relocation of the existing business can be delivered, whilst also ensuring that the key
environmental sensitivities of the site can be protected. The wording provides a suitable balance for
all parties involved.

It is our view that this minor modification can be made to the Local Plan prior to its submission to the
Secretary of State, given it has no impact on the Local Plan’s Proposal Maps or Sustainability
Appraisal.

CONCLUSIONS

Whilst our client supports the retention of the site as a proposed strategic employment allocation within
the Publication Draft Local Plan, they are seeking amendments to the proposed wording of Draft Policy
SS24 in order to provide further flexibility in respect of the future development of the site.

We believe that additional flexibility needs to be built into the policy to enable the business to respond
to changes in business circumstances over the entire plan period and it just so happens that a major
change in circumstance has occurred in the time period since the approval of the outline planning
application (June 2016) and prior to the Local Plan being submitted to the Secretary of State.

Autohorn wish to work collaboratively with CYC to agree an appropriate future strategy at the Whitehall
Grange site which enables the viable re-location of the business through the proposed revised
immediate development proposals, whilst protecting the long-term aspirations of the site (the outline
approval) over the course of the whole Local Plan period.

Whilst there is time for us to discuss the immediate development proposals and potential changes to
the timescales/triggers associated with the approved outline planning permission at the site over the
coming months, in order for the Local Plan to align with this revised approach to the development of
the site, the current wording included in Policy SS24 of the Publication Draft Local Plan would of
course needs to be amended.

We believe that the revised wording would grant CYC and Autohorn sufficient flexibility to work
together to ensure that both the immediate and long-term development proposals associated with
the relocation of the existing business can be delivered, whilst also ensuring that the key
environmental sensitivities of the site can be protected.

In light of the guidance provided in Paragraph 182 of the NPPF, the inclusion of our revised wording for
Policy SS24 of the Local Plan would ensure that: -



e The Local Plan is positively prepared in respect of the Whitehall Grange site (ST37) site as the
delivery of employment development at the site is required on account of established very special
circumstances and as it will contribute to meeting the evidenced objectively assessed
development and infrastructure requirements of the City.

e The Local Plan is justified in respect of the Whitehall Grange site (ST37) site as compelling
evidence has already been established through the granting of outline planning permission to
demonstrate that the site’s allocation is the most appropriate strategy when considered against
the reasonable alternatives, based on proportionate evidence;

e The Local Plan is effective as the proposed policy wording associated with the development of
the Whitehall Grange site (ST37) site is flexible and will ensure that the development proposals
are entirely deliverable within the plan period; &

e The Local Plan is consistent with national policy in respect of the Whitehall Grange site (ST37)
as compelling evidence has been provided to demonstrate that the proposed development of the
site will deliver sustainable development within the plan period.

Our client looks forward to progressing discussions with CYC in respect of the revised immediate
relocation development proposals as soon as possible. Should you require any further details or
clarification on the content of this letter please do not hesitate to contact me.

Yours sincerely,

PAUL BUTLER
Director
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SID 594

From: Paul Butler [paul.butler@pbplanning.co.uk]

Sent: 04 April 2018 16:26

To: localplan@york.gov.uk; Sheldon, Kennedy

Subject: RE: CITY OF YORK LOCAL PLAN — LAND EAST OF METCALFE LANE — TW FIELDS —

SUPPORT FOR SITE REFERENCE ST7

Good afternoon,
With regards to my email below, | can confirm that | am submitting the following documents via the file sharing link for the above
site:-

e 975 Home Masterplan

e 1,225 Home Masterplan

e  Transport Note

e  Promotional Report (2014)

e Deliverability Statement (2016)

I have submitted the previous representations again as well.
Thanks,

Paul

Paul Butler
Director

Pbg

www.pbplanning.co.uk

paul.butler@pbplanning.co.uk

07970 506702
01904 731365

PO Box 827, York, YO31 6EE

From: Paul Butler

Sent: 04 April 2018 12:27

To: 'localplan@york.gov.uk' <localplan@york.gov.uk>; 'michael.slater@york.gov.uk' <michael.slater@york.gov.uk>
Cc: Richard Wood <wood@twfields.co.uk>; 'woolley william' <william.woolley@ntlworld.com>

Subject: CITY OF YORK LOCAL PLAN — LAND EAST OF METCALFE LANE — TW FIELDS — SUPPORT FOR SITE REFERENCE
ST7

Dear Sir or Madam,

We write on behalf of our client TW Fields (TWF) to provide City of York Council (CYC) with their representations to CYC'’s
Publication Draft Local Plan (February 2018) with regards to Strategic Site Allocation Ref. ST7.

From a review of the latest version of the Local Plan, it is clear that CYC have not taken on board the evidence we previously
presented in our representations to earlier versions of the Local Plan, by letters dated 12" September 2016 and 27" October 2017.
Our latest enclosed representations do not seek to re-iterate the comments made to CYC in our previously submitted
representations. These are enclosed, and we request that they are submitted alongside this letter to the Secretary of State as a
holistic comprehensive representation for the Land to the East of Metcalfe Lane site (Site Ref. ST7).

The enclosed representations do however provide a summary of the comments previously made, before providing an update in our
response to CYC’s evidence base in association with the deliverability of this site and the objectively assessed housing needs of
the City.



Our client’s support CYC's identification of the site as a new Garden Village within the emerging City of York Local Plan. However,
whilst the site can deliver 845 homes within the plan period within CYC’s current site red line site allocation boundary, it is our view
that the current boundary should be expanded in order to enhance the community and green infrastructure that the site can deliver
in respect of the policy aspirations required by Policy SS9 of the Publication Draft Local Plan.

Within the submitted representations we identify that there is a legal process which CYC can undertake in order to amend the red
line site allocation boundary ahead of the submission of the Local Plan to the Secretary of State.

The enclosed representations also present a compelling case for the release of additional land as housing allocations within the
emerging CYC Local Plan in order to meet the City’s full objectively assessed housing needs. Consequently, we have presented
three potential development options to the Council to provide a new Garden Village of either 845 homes, 975 homes or 1,225
homes, alongside the delivery of significant community infrastructure in the form of a new primary school, a village centre, public
open space, allotments and recreational facilities.

We would like to work alongside CYC to finalise the site specific strategic development policy to be included within future versions
of the Local Plan. Working together we can ensure that CYC’s and the local community’s planning parameters for the site are
deliverable. Should you require any further details or clarification on the content of this letter please do not hesitate to contact me.
Due to the size of the enclosures we submitted with our previous representations, can we please ask that CYC provide us with
their file share link so that these documents can be sent through today. For the avoidance of any doubt, CYC have previously
received copies of these documents. We would just like to submit them once more for completeness.

Kind regards,

Paul

Paul Butler
Director

PB Planning

www.pbplanning.co.uk

paul.butler@pbplanning.co.uk

07970 506702
01904 731365

PO Box 827, York, YO31 6EE



From: Paul Butler [paul.butler@pbplanning.co.uk]

Sent: 04 April 2018 12:28

To: localplan@york.gov.uk; Slater, Michael

Cc: Richard Wood; woolley william

Subject: CITY OF YORK LOCAL PLAN — LAND EAST OF METCALFE LANE — TW FIELDS —
SUPPORT FOR SITE REFERENCE ST7

Attachments: City of York Local Plan - Site ST7 - Osbaldwick - TWF - September 2016.pdf; City of York

Local Plan - Site ST7 - Osbaldwick - TWF - April 2018.pdf; City of York Local Plan -
Consultation Form - Site ST7 - Osbaldwick - TWF - April 2018.pdf; City of York Local Plan
- Site ST7 - Osbaldwick - TWF - October 2017.pdf; 1000.18. Indicative Master Plan - 975
Homes - A1@2500.09.09.2016.pdf; 1000.18 Indicative Master Plan - 1.2500@A1 - 1,225
Homes - 26.10.17.pdf

Dear Sir or Madam,

We write on behalf of our client TW Fields (TWF) to provide City of York Council (CYC) with their representations to CYC'’s
Publication Draft Local Plan (February 2018) with regards to Strategic Site Allocation Ref. ST7.

From a review of the latest version of the Local Plan, it is clear that CYC have not taken on board the evidence we previously
presented in our representations to earlier versions of the Local Plan, by letters dated 12" September 2016 and 27" October 2017.
Our latest enclosed representations do not seek to re-iterate the comments made to CYC in our previously submitted
representations. These are enclosed, and we request that they are submitted alongside this letter to the Secretary of State as a
holistic comprehensive representation for the Land to the East of Metcalfe Lane site (Site Ref. ST7).

The enclosed representations do however provide a summary of the comments previously made, before providing an update in our
response to CYC’s evidence base in association with the deliverability of this site and the objectively assessed housing needs of
the City.

Our client’s support CYC's identification of the site as a new Garden Village within the emerging City of York Local Plan. However,
whilst the site can deliver 845 homes within the plan period within CYC’s current site red line site allocation boundary, it is our view
that the current boundary should be expanded in order to enhance the community and green infrastructure that the site can deliver
in respect of the policy aspirations required by Policy SS9 of the Publication Draft Local Plan.

Within the submitted representations we identify that there is a legal process which CYC can undertake in order to amend the red
line site allocation boundary ahead of the submission of the Local Plan to the Secretary of State.

The enclosed representations also present a compelling case for the release of additional land as housing allocations within the
emerging CYC Local Plan in order to meet the City’s full objectively assessed housing needs. Consequently, we have presented
three potential development options to the Council to provide a new Garden Village of either 845 homes, 975 homes or 1,225
homes, alongside the delivery of significant community infrastructure in the form of a new primary school, a village centre, public
open space, allotments and recreational facilities.

We would like to work alongside CYC to finalise the site specific strategic development policy to be included within future versions
of the Local Plan. Working together we can ensure that CYC’s and the local community’s planning parameters for the site are
deliverable. Should you require any further details or clarification on the content of this letter please do not hesitate to contact me.
Due to the size of the enclosures we submitted with our previous representations, can we please ask that CYC provide us with
their file share link so that these documents can be sent through today. For the avoidance of any doubt, CYC have previously
received copies of these documents. We would just like to submit them once more for completeness.

Kind regards,

Paul

Paul Butler
Director

Dbg



www.pbplanning.co.uk

paul.butler@pbplanning.co.uk

07970 506702
01904 731365

PO Box 827, York, YO31 6EE



COUNCIL

City of York Local Plan OFFICE USE ONLY
Publication Draft 2018
Consultation response form

21 February — 4 April 2018

This form has three parts: Part A Personal Details, Part B Your
Representation and Part C How we will use your Personal Information

To help present your comments in the best way for the inspector to consider them, the Planning
Inspectorate has produced this standard comment form for you to complete and return. We ask
that you use this form because it structures your response in the way in which the inspector will
consider comments at the Public Examination. Using the form to submit your comments also
means that you can register your interest in speaking at the Examination.

Please read the guidance notes and Part C carefully before completing the
form. Please ensure you sign the form on page 6.

Please fill in a separate part B for each issue/representation you wish to make.
Any additional sheets must be clearly referenced. If hand writing, please write clearly in blue or
black ink.

Part A - Personal Detalls

Please complete in full; in order for the Inspector to consider your representations you must provide your
name and postal address).

1. Personal Details 2. Agent’s Detalls (if applicable)
Title Mr
First Name Paul
Last Name Butler
Organisation TW1 ields PB Planning Ltd
(where relevant) 9
Representing TW Fields
(if applicable)
Address —line 1 clo Agent PO Box 827
Address —line 2 York

Address — line 3

Address — line 4

Address —line 5

Postcode YO31 6EE
E-mail Address paul.butler@pbplanning.co.uk
Telephone Number 07970 506702

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.
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Guidance note S8 TN

Where do | send my completed form?

Please return the completed form by Wednesday 4 April 2018, up until midnight
e To: FREEPOST RTEG-TYYU-KLTZ Local Plan, City of York Council, West
Offices, Station Rise, York, YO1 6GA
e By email to: localplan@york.gov.uk

Electronic copies of this form are available to download at www.york.gov.uk/localplan
or you can complete the form online at www.york.gov.uk/consultations

What can | make comments on?

You can make representations on any part of the publication draft of the Local Plan, Policies Map or
Sustainability Appraisal. Comments may also refer to the justification and evidence in the supporting
technical papers. The purpose of this consultation is for you to say whether you think the plan is legally
compliant and ‘sound’. These terms are explained as you go through the response form.

Do | have to use the response form?

Yes please. This is because further changes to the plan will be a matter for a Planning Inspector to
consider and providing responses in a consistent format is important. For this reason, all responses should
use this consultation response form. Please be as succinct as possible and use one response form for
each representation you wish to make (topic or issue you wish to comment on). You can attach additional
evidence to support your case, but please ensure that it is clearly referenced. It will be a matter for the
Inspector to invite additional evidence in advance of, or during the Public Examination.

Additional response forms can be collected from the main council offices and the city’s libraries, or you can
download it from the council’s website at www.york.gov.uk/localplan or use our online consultation form via
http://www.york.gov.uk/consultations. However you choose to respond, in order for the inspector to
consider your comments you must provide your name and address with your response.

Can | submit representations on behalf of a group or neighbourhood?

Yes, you can. Where there are groups who share a common view on how they wish to see the plan
modified, it would be very helpful for that group to send a single representation that represents that view,
rather than for a large number of individuals to send in separate representations that repeat the same
points. In such cases the group should indicate how many people it is representing; a list of their names
and addresses, and how the representation has been agreed e.g. via a parish council/action group
meeting; signing a petition etc. The representations should still be submitted on this standard form with the
information attached. Please indicate in Part A of this form the group you are representing.

Do | need to attend the Public Examination?

You can indicate whether at this stage you consider there is a need to present your representation at a
hearing session during the Public Examination. You should note that Inspectors do not give any more
weight to issues presented in person than written evidence. The Inspector will use his/her own discretion in
regard to who participates at the Public Examination. All examination hearings will be open to the public.

Where can | view the Local Plan Publication Consultation documents?

You can view the Local Plan Publication draft Consultation documents
e Online via our website www.york.gov.uk/localplan.
e City of York Council West Offices
e Inall libraries in York.

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.



Part B -Your Representation ¥ YORK

COUNCIL
(Please use a separate Part B form for each issue to you want to raise)

3. To which document does your response relate? (Please tick one)
City of York Local Plan Publication Draft

Policies Map

(<[] [<]

Sustainability Appraisal/Strategic Environmental Assessment

What does ‘legally compliant’ mean?

Legally compliant means asking whether or not the plan has been prepared in line with: statutory
regulations; the duty to cooperate; and legal procedural requirements such as the Sustainability Appraisal
(SA). Details of how the plan has been prepared are set out in the published Consultation Statements and
the Duty to Cooperate Statement, which can be found at www.york.gov.uk/localplan

4. (1) Do you consider the document is Legally compliant?

Yes No D
4.(2) Do you consider that the document complies with the Duty to Cooperate?
Yesly | No [ ]

4.(3) Please justify your answer to question 4.(1) and 4.(2)

Please see enclosed submitted representations.

What does ‘Sound’ mean?

Soundness may be considered in this context within its ordinary meaning of ‘fit for purpose’ and ‘showing
good judgement’. The Inspector will use the Public Examination process to explore and investigate the plan
against the National Planning Policy Framework’s four ‘tests of soundness’ listed below. The scope of the
Public Examination will be set by the key issues raised by responses received and other matters the
Inspector considers to be relevant.

What makes a Local Plan “sound”?
Positively prepared - the plan should be prepared based on a strategy which seeks to meet objectively

assessed development and infrastructure requirements, including unmet requirements from neighbouring
authorities where it is reasonable to do so and consistent with achieving sustainable development.

Justified — the plan should be the most appropriate strategy, when considered against the reasonable
alternatives, based on proportionate evidence.

Effective — the plan should be deliverable over its period and based on effective joint working on cross-
boundary strategic priorities

Consistent with national policy — the plan should enable the delivery of sustainable development in
accordance with the policies in the Framework

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.
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COUNCIL

5.(1) Do you consider the document is Sound?

Yes [ ] No
If yes, go to question 5.(4). If no, go to question 5.(2).
5.(2) Please tell us which tests of soundness the document fails to meet: (tick all that apply)
Positively prepared Justified

Effective Consistent with
national policy

5.(3) If you are making comments on whether the document is unsound, to which part of
the document do they relate?
(Complete any that apply)

Paragraph
no.

Policy See enclosed Site Ref. Site Ref. ST7

See enclosed Ref. representations

representations

5.(4) Please give reasons for your answers to questions 5.(1) and 5.(2)

You can attach additional information but please make sure it is securely attached and clearly
referenced to this question.

Please see enclosed submitted representations

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.
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6. (1) Please set out what change(s) you consider necessary to make YORK
the City of York Local Plan legally compliant or sound, having regard R counciL
to the tests you have identified at question 5 where this relates to

soundness.

You will need to say why this modification will make the plan legally compliant or sound. It
will be helpful if you could put forward your suggested revised wording of any policy or text.

Please note your representation should cover succinctly all the information, evidence and supporting
information necessary to support/justify the representation and the suggested modification, as there
will not normally be a subsequent opportunity to make further representations based on the original
representation at publication stage.

After this stage, further representations will be only at the request of the Inspector, based on the

matters and issues he/she identifies for examination.

Please see enclosed submitted representations

7.(1). If your representation is seeking a change at question 6.(1), do you consider it
necessary to participate at the hearing sessions of the Public Examination? (tick one box only)

No, | do not wish to participate at the hearing D Yes, | wish to appear at the
session at the examination. | would like my examination

representation to be dealt with by written

representation

If you have selected NoO, your representation(s) will still be considered by the independent Planning
Inspector by way of written representations.

7.(2). If you wish to participate at the oral part of the examination, please outline why you
consider this to be necessary:

Please see enclosed submitted representations

Please note: the Inspector will determine the most appropriate procedure to adopt to hear those who
have indicated that they wish to participate at the hearing session of the examination.

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.
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Part C - How we will use your Personal ~ #*% <
Information

We will only use the personal information you give us on this form in accordance with the Data
Protection Act 1998 (and any successor legislation) to inform the Local Plan process.

We only ask for what personal information is necessary for the purposes set out in this privacy
notice and we will protect it and make sure nobody has access to it who shouldn't.

City of York Council does not pass personal data to third parties for marketing, sales or any other
commercial purposes without your prior explicit consent.

As part of the Local Plan process copies of representations made in response to this consultation
including your personal information must be made available for public inspection and published
on the Council's website; they cannot be treated as confidential or anonymous and will be
available for inspection in full. Copies of all representations must also be provided to the Planning
Inspectorate as part of the submission of the City of York Local Plan.

Storing your information and contacting you in the future:

The information you provide on this form will be stored on a database used solely in connection
with the Local Plan. If you have previously responded as part of the consultation on the York
Local Plan (previously Local Development Framework prior to 2012), your details are already held
on the database. This information is required to be stored by the Council as it must be submitted
to the Planning Inspectorate to comply with the law.1The Council must also notify those on the
database at certain stages of plan preparation under the Regulations. 2

Retention of Information

We will only keep your personal information for as long as is necessary and when we no longer
have a need to keep it, we will delete or destroy it securely. The Local Planning Authority is
required to retain your information during the plan making process. The information you submit
relating to the Local Plan can only cease to be made available 6 weeks after the date of the
formal adoption of the Plan.?

Your rights

To find out about your rights under the Data Protection Act 1998 (and any successor legislation),
you can go to the Information Commissioners Office (ICO) https://ico.org.uk/for-the-public/

If you have any questions about this Privacy Notice, your rights, or if you have a complaint about
how your information has been used or how long we have kept it for, please contact the Customer
Feedback Team at haveyoursay@york.gov.uk or on 01904 554145

! Section 20(3) Planning & Compulsory Purchase Act 2004 Regulations 17,22, 35 & 36 Town and Country Planning (Local Planning)
England) Regulations 2012

2 Regulation 19 Town and Country Planning (Local Planning) England) Regulations 2012

* Regulation 35 Town and Country Planning (Local Planning) England) Regulations 2012

Date
04.04.18

Representations must be received by Wednesday 4 April 2018, up until midnight.
Representations received after this time will not be considered duly made.


User
Typewritten text
04.04.18


24 Fountayne Street
York YO31 8HL
paul.butler@pbplanning.co.uk

Local Plan,

City of York Council,
West Offices,
Station Rise,

York,

YO1l 6GA

12th September 2016
Dear Sir or Madam,

CITY OF YORK LOCAL PLAN — LAND EAST OF METCALFE LANE —TW FIELDS — SUPPORT FOR
SITE REFERENCE ST7

We write on behalf of our client TW Fields (TWF) to provide City of York Council (CYC) with further
information in respect of the deliverability of their land interest at Land East of Metcalfe Lane which is
currently proposed by CYC as a new Garden Village within the emerging City of York Local Plan. Our
client fully supports the principle of the proposed allocation of the site by CYC as set out within the
Preferred Sites Document (July 2016).

Site ST7 — Representations Summary

o We fully support the principle of the proposed allocation of the site by CYC

e The allocation boundary needs to be expanded in order to deliver a minimum of 975 homes at the
site.

e The proposals will deliver a Sub-Urban Garden Village design philosophy with the provision of
substantial community infrastructure including a primary school, village centre and public open
space and recreational facilities.

e The net developable residential area of the proposed option is smaller than the current allocation
site area prescribed by CYC.

e Vehicular access will be taken from Murton Way, Stockton Lane & Bad Bargain Lane. Preferential
walking and cycling routes are provided throughout the site to deliver direct routes which are logical
and well-integrated to encourage use. Bus penetration routes will be provided through the site also.

e The existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation Area
will be preserved and enhanced through a series of green corridors and retention of separation
distances within the development masterplan. Including a large strategic greenspace located in the
central area of the site in accordance with CYC’s proposals.

e Ecological mitigation will be provided through the retention of existing features and also through
compensatory provision for any loss of the existing SINC located within the site.

e The development proposals replicate the historical development patterns of the City in respect of
the formation of a satellite settlement located on the periphery of the main urban edge.

Our proposals have the potential to provide for a new sub-urban Garden Village of 975 homes,
alongside the delivery of significant community infrastructure in the form of a new primary school, a
village centre, public open space and recreational facilities. The site is strategically located to the east
of the City, but importantly separated from the existing urban edge and surrounding villages to ensure
that the historic and landscape character of this area of the City is preserved and enhanced where
possible. The development proposals are situated in a suitable and highly sustainable location in
respect of connectivity to existing jobs and services and there are no technical or environmental (built
and natural) constraints that would preclude the development of the site.

This letter sets out our client’s design philosophy for the proposed development of a Sub-Urban Garden
Village at the site and demonstrates the site’s deliverability for residential development in accordance
with national planning guidance. In doing so the letter refers to the following document which is
enclosed: -
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¢ Indicative Masterplan — PRA Architects — August 2016

In addition, the representations provide the key conclusions of a number of technical assessments
associated with the development proposals. The assessments which are referenced below provide an
update of the comprehensive technical reports which were previously submitted to CYC in the
promotion of the larger site area. The parameters established within the comprehensive technical
reports were utilised in the preparation of the new indicative masterplan for the site. Full versions of
each of the above listed reports are of course available on request.

PROPOSED DEVELOPMENT

The proposed development has been formulated following the undertaking of ecology, landscape,
Green Belt, flood risk, archaeology and highways assessments. The proposals seek to deliver a Sub-
Urban Garden Village development of up to 975 new homes, community facilities and substantial areas
of recreation and amenity areas. The vision of the proposals is to deliver a landscape led development
which seeks to preserve and enhance the green framework of the site and its surroundings.

CYC Development Parameters

CYC’s Preferred Sites Consultation Document identifies the following parameters associated with the
proposed development of the site: -

Site Size/Developable Area — 35.4Ha
Indicative Site Capacity — 845 homes (805 within plan period)
Archetype/Density — Strategic Site — 70% net site area at 35dph

Proposed Allocation — Allocated for residential development for 845 dwellings

Planning Principles: -

a. Deliver a sustainable housing mix in accordance with CYC’s most up to date housing needs
evidence.

b. Creation of a new ‘garden’ village that reflects the existing urban form of York.

c. Create a Local Centre incorporating appropriate shops, services and community facilities.

d. Education and community provision should be made early in the scheme’s phasing, in order
to allow the establishment of a new sustainable community.

e. A new primary facility and secondary provision (potentially in combination with Site ST8 —
North of Monks Cross) may be required to serve the development as there is limited capacity
available in existing schools. Further detailed assessments and associated viability work will
be required.

f.  Provide access either from Stockton Lane and/or Murton Way (via Outgang Lane), with a
small proportion of development traffic potentially served off Bad Bargain lane. Access
between Stockton Lane and Murton Way will be limited to public transport and walking/ cycling
links only.

g. Deliver high quality, frequent and accessible public transport services through the whole site,
to provide attractive links to York City Centre.

h. Public transport links through the adjacent site urban area will be sought, as well as public
transport upgrades to either the Derwent Valley Light Rail Sustrans route, or bus priority
measures on Hull Rd and/or Stockton lane, subject to feasibility and viability.

i. Optimise pedestrian and cycle integration, connection and accessibility in and out of the site
and connectivity to the City and surrounding area.

j. Create strategic greenspace to protect the setting of the Millennium Way that runs through
the site.

k. Minimise impacts of access from Murton Way to the South on SINC site 57 ‘Osbaldwick
Meadows’.

I.  There are important views of the Minster from this part of the city particularly along Bad
Bargain Lane further to the east of this site.
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CYC Planning Parameters Comparison with TWF Development Option

The table below provides a comparison of CYC'’s identified aspirations for the site (outlined above)
against the planning principles proposed by TWF’s proposed development option. Evidence to
substantiate the inputs are set out in further detail below and within the enclosed documentation.

Particular reference should be given to the enclosed Indicative Masterplan.

Ref. CYC TWE Option
1. Site Size 35.4Ha 43.53Ha
2. Site | 845 Homes (805 | 975 Homes (All within the plan period)
Capacity Plan Period)
3. Density Strategic Site — | Sub-Urban Garden Village — 30.47 Ha net site area at 32dph
70% net site area
at 35dph
4. Allocation | 845 Homes 975 Homes
CYC Planning Parameters
5(a) Sustainable Site can deliver a variety of housing needs including first time buyers,
Housing Mix detached family homes and homes for senior citizens.
5(b) Garden Village 70% net developable area at 32dph will ensure the delivery of a Sub-
Urban Garden Village located on the edge of an urban area.
5(c) Local Centre 0.43Ha of land will be provided for a Local Centre which has the potential
to provide a variety of facilities for prospective residents.
5(d) Phasing of | The proposed community infrastructure and 10.31ha of public open
Community space will be delivered commensurate with the progression of the
Facilities development and made available for use as required.
5(e) Primary/Secondary | 1.91Ha of land for new Primary School buildings and playing fields are
Education to be provided on site. An appropriate contribution will be delivered for
secondary education. Discussions with Archbishop Holgate’s School
have identified their desire and need for all of the potential new pupils
from the development to attend the school to ensure its future viability.
5(f) & 5(g) New Access | Three access points are proposed from Stockton Lane (north), from Bad
Roads & Public | Bargain Lane (West) and from Murton Way (south). Each will be
Transport delivered to the standard needed to enable bus penetration through the
site, connecting to existing settlement areas.
5(h) Public  Transport | Existing pedestrian and cycle routes located within and adjacent to the
Upgrades site will be safeguarded and improved where required. Connection with
existing bus routes will be enabled and infrastructure improved where
required.
5(i) Pedestrian & Cycle | Existing pedestrian and cycle routes located within and adjacent to the
Connectivity site will be safeguarded and improved where required.
5() Protect Millennium | The setting of Millennium Way will be preserved and enhanced through
Way a series of green corridors proposed within the development masterplan.
Including a large strategic greenspace located in the central area of the
site in accordance with CYC’s proposals.
5(k) Minimise Impact on | Ecological mitigation will be provided through the retention of existing
SINC features and also through compensatory provision for any loss of the
existing SINC located within the site.
5(1) Safeguard views to | The existing views of York Minster will be retained and enhanced through
York Minster a series of green corridors proposed within the development masterplan.

The comparison provided in the table above establishes that TWF’s development options will deliver
CYC’s key planning parameters as set out within the Preferred Sites Document.

Though TWF support CYC's proposed allocation of the site, the evidence presented in the table above
and the enclosed documentation, clearly demonstrates that the allocation boundary/site area needs to
be expanded in order to deliver 975 homes at the site. This is in association with the delivery of a Sub-
Urban Garden Village design philosophy and the provision of substantial community infrastructure
including a primary school, village centre and public open space and recreational facilities. Importantly,



the increase in land area would not have an impact on coalescence with the existing urban edge and
surrounding settlements.

One further important factor that we would like to raise CYC’s attention to is the net developable area
proposed within the development options. CYC’s proposed allocation amounts to 845 homes within
34.5ha of land in total. It is our understanding that this area predominantly relates to the residential
areas of the site, with the provision of public open space and recreational facilities being located within
the central area of strategic greenspace and the site’s edges, as proposed within the Preferred Options
Document. We set out in the table above that the net developable area for our proposed development
option is 975 homes within 30.47Ha of land. An area lower than that prescribed by CYC. The gross
areas of land associated with our client’'s development option is above CYC'’s 34.5ha figure, however,
the additional land areas include a primary school, village centre, public open spaces and recreational
facilities, including allotments. The increase in land area is entirely associated with the creation of a
Sub-Urban Garden Village which benefits from substantial community infrastructure. Creating a new
settlement where people will truly want to live.

TWF’s development proposal represents a deliverable and viable development opportunity to provide
a significant proportion of the City’'s housing needs. In addition to the benefits presented above, we
believe it is also important that CYC places great weight towards the economic and social benefits that
the delivery of 975 homes and the associated community infrastructure can provide to the City of York:

¢ Creating sustainable communities through meeting market and affordable housing needs, offering
existing and potential residents of the City the opportunity to live in the type of house and location
they desire.

o Delivering significant financial contributions towards the improvement of the City’s infrastructure
through the provision of S106/CIL payments.

e The development has the potential to deliver a new primary school. There will also be significant
contributions available to support the local secondary school, Archbishop Holgate’s School, as well
as potential new pupils to ensure its future viability.

e New capital expenditure in the region of £117.5m creating substantial direct and indirect
employment opportunities of approximately 334 new jobs of which 70% are usually retained in the
local area.

e Sustaining and improving the District’s labour market through delivering the right homes in the right
locations.

¢ Increasing retail and leisure expenditure in the local area by between £23m per annum, creating a
potential 141 jobs in these sectors.

e Provision of funding towards public services from an estimated figure of £8.95m from the
Government’s new homes bonus and annual council tax payments of £1.49m per annum.

It is unequivocal that the development of 975 homes at the site as part of a new Sub-Urban Garden
Village can deliver substantial economic, social and environmental benefits to the local area and wider
City.

The National Planning Policy Framework seeks to encourage sustainable growth and identifies in
Paragraph 8 that economic growth, such as that which this site can deliver, can secure higher social
and environmental standards. Furthermore, Paragraph 52 identifies that the supply of new homes can
sometimes be best achieved through planning for larger scale development, such as new settlements
that follow the principles of Garden Cities (or a Sub-Urban Garden Village in this case).

Paragraph 52 of the Framework further states that in such circumstances local planning authorities
should consider opportunities to provide the best way of achieving sustainable development. The
remaining sections of this letter consider the economic, social and environmental impact and benefits
of the proposed development option in further detail.



A NEW SUB-URBAN GARDEN VILLAGE - PRESERVING THE CHARACTER AND SETTING OF
YORK

The proposal will provide for a new landscape led Sub-Urban Garden Village development for the City
of York of 975 new homes. The site is located on the eastern boundary of the City adjacent to the
Heworth, Tang Hall, Burnholme and Osbaldwick areas. Homes on the site will be designed and
delivered within a comprehensive masterplan which will ensure that they respect the character of the
surrounding area whilst seeking to incorporate 215t century designs to provide a development of its own
unique character within a Green Framework. The proposals will contain design guides which will help
to create a new exemplary Sub-Urban Garden Village for York.

The enclosed Indicative Masterplan prepared by PRA identifies the site’'s potential to deliver the
following: -

¢ By undertaking a landscape led masterplan, development parcels have naturally been developed.

e Existing landscape features, including hedges and trees are retained within the site and can be
further enhanced through additional planting within the built form.

e Adequate access can be achieved to the site for pedestrians, cyclists and vehicles, providing easy
access to public transport and services which exist within the locality. Vehicular access will be
taken from Murton Way, Stockton Lane & Bad Bargain Lane. Preferential walking and cycling
routes are provided throughout the site to deliver direct routes which are logical and well-integrated
to encourage use. Bus penetration routes will be provided through the site also.

e The existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation
Area are an important natural/built resource that have been preserved and enhanced through a
series of green corridors and retention of separation distances within the development masterplan.
Including a large strategic greenspace located in the central area of the site in accordance with
CYC’s proposals.

e Whilst the site comprises open land, its boundaries will be clearly well-defined, robust and enduring
and have the ability to contain development within a framework of settlement, vegetation cover
and landform.

e Sustainable drainage systems minimising surface water run-off will be delivered. The proposed
drainage ponds will also provide ecological benefits.

e 10.31ha of public open space is distributed evenly throughout the site allowing easy access for all
future residents of the development.

¢ Amenity space which has been carefully considered in terms of its position both in relation to its
accessibility and usability and also in respect of its visual impact and sensitivity to its surroundings.

e Ecological mitigation will be provided through the retention of existing features and also through
compensatory provision for any loss of the existing SINC located within the site.

e The development parcels, although secondary in their positioning within the site, will provide
approximately 975 dwellings in a high quality environment sitting harmoniously within wider
landscape setting.

The site was identified by the Council because it is not located in an area of “Primary Constraint” and
does not compromise York’s future Green Belt proposals. The development has been master-planned
so that it will have minimum impact on the historic character and setting of the City. As stated above,
the existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation Area will
be preserved and enhanced through a series of green corridors and retention of existing separation
distances from present residential areas.

The development proposals replicate the historical development patterns of the City in respect of the
formation of a satellite settlement located on the periphery of the main urban edge.

H2 Landscape Planning Partnership, previously undertook a Landscape & Visual Impact Assessment
of the site in association with the previously proposed larger housing allocation. This work was
previously submitted to CYC. They have assessed the amended proposals for the site and have
concluded that the current masterplan is fully in accordance with their previously identified Landscape
and Visual Impact recommendations.



On account of the above we agree with CYC’s conclusion that the site does not fulfil any of the five
Green Belt purposes for the following reasons: -

e The development of the site would not result in unrestricted urban sprawl due to the
masterplan vision of delivering a landscape led scheme that delivers new strong defensible
landscape boundaries and the provision of greenspace on the site’s boundaries providing large
separation distances between the development and existing residential areas.

e The development of the site would not result in the merging of adjacent settlements as the
nearest detached settlements to the site are Murton to the east and Stockton on the Forrest to the
north east, and the proposed landscape boundaries and the A64 Ring Road will ensure coalescence
is prevented.

e The site does not assist in safeguarding the countryside from encroachment on account of
the significant areas of open countryside that exist to the east of the site both within the A64 Ring
Road’s limits and beyond.

e The proposed development of the site will have no detrimental effect on the setting and
special character of historic features as an assessment has been undertaken of the historic
setting of York Minster and Osbaldwick Conservation Area and the masterplan has been designed
to preserve and where possible enhance the heritage assets within proximity of the site.

e The fifth purpose of Green Belt to assist in urban regeneration, by encouraging the recycling
of derelict and other urban land is a general purpose which will not be adversely affected by the
site.

SAFEGUARDING HISTORIC CHARACTER

BWB Consulting have undertaken an assessment of the archaeology and built heritage of the site.

In respect of archaeology, this assessment has ascertained that to the north of Bad Bargain Lane is
evidence of Roman settlement, occupation and industrial activity. This evidence takes the form of kilns
that were used for the manufacture of pottery and tiles, with the presence of the production sites being
suggestive of settlement. This has been substantiated by the presence of a Roman road that crosses
the area to the north of Apple Tree Farm and links York with the fort situated at Stamford Bridge.

A sample geophysical survey was undertaken to provide further information on the archaeology but
to also determine if the site was conducive to this evaluation method. The results determined the
presence of a Roman road and possible settlement activity either side of this. Other features were
identified which may relate to those previously identified.

Further detailed assessment and evaluation will be undertaken to further determine the extent of the
Roman and earlier archaeology within the site. This will facilitate the detailed design of the future
development proposals to either allow for preservation in situ (where feasible) and preservation by
record.

There is evidence to indicate that the site was farmed in the medieval period, principally from surviving
ridge and furrow earthworks. The area was also farmed in the post-medieval period, seen from the
array of field boundaries that were created during the enclosure of the landscape. The most prominent
earthworks lie in the southwestern extent and are likely to relate to the field systems associated with
the medieval settlement of Osbaldwick, which is situated immediately to the south. Some of the
earthworks are also likely to be associated with the medieval moated manor located on the southwest
side of Osbaldwick.

The fields containing the ridge and furrow and those that make up the rest of the site do not form part
of the four principal strays (including Monk Stray and Walmgate Stray), which lie some distance to the
north and southwest of the site respectively. Equally the development will not impact these strays and
it will not affect any green wedges that lead to the City due to the encroachment of housing estates to
the west, which have obscured views in to the City.



There are opportunities for community engagement and outreach, both through direct involvement with
archaeological work and through public lectures/press releases and publication. TWF would welcome
further discussion with CYC to explore this potential.

With regards to built heritage, the prominence of the Minster and the corresponding low-lying
surrounding landscape, allow far-reaching views which emphasise the strong identity of the city. As
such, the City Council are keen to ensure that this dominance is protected within new development,
alongside the ability to appreciate and understand the historic settlement of York itself. As identified
above, future development within the site will take these aspects into consideration.

With regard to the tangibility of the historic City, the proposed development area has not been
highlighted by the Council within their Historic Character and Setting Update (2013) or their earlier 2011
document as contributing to the City’s historic character and setting. However, land adjacent to the
development area to the east has been highlighted as an ‘area preventing coalescence’ and an ‘area
retaining rural setting’. Modern housing already forms a separation with the historic urban form to the
west of the site and extension within this area would not remove the understanding of the historic form
within the city. There is the potential for infringement upon the historic village of Osbaldwick, one of the
city’s historic satellite settlements; however, as can be seen from the enclosed indicative masterplan,
this can be mitigated through the provision of the proposed substantial separation buffer.

With regard to views of York Minster, the development area does lie within one key long distance view
and one key city-wide view, as defined in the York City Central Historic Core Conservation Area
Appraisal. Both incorporate long-distance views of the Minster, within which the urban form already
forms part of the backdrop. The enclosed indicative masterplan seeks to preserve these views through
the provision of a series of green corridors and specifically through the delivery of the central strategic
greenspace as desired by CYC. Furthermore, it is considered unlikely that low-level residential
development will form a dominant feature of these views and will not interrupt any existing key views.

Accordingly, there are no heritage matters which would preclude the development of the site.
DELIVERING A SUSTAINABLE & ACCESSIBLE SETTLEMENT
The site is located in a highly sustainable area adjacent to the City of York.

The masterplan for the site includes the potential to provide shops and other necessary facilities within
the development. Whilst the number of facilities and services of York City Centre will be made available
by public transport connections and cycling, there is an abundance of services and facilities located
within walking and cycling distance to the site in the settlement areas of Osbaldwick, Burnholme,
Heworth and Tang Hall. There are a number of employment opportunities available at Osbaldwick
Industrial Estate and Link Road Business Park to the south of the site. The site is located within
proximity of the park and ride facilities at Grimston Bar. There are a number of existing primary and
secondary schools located within walking and cycling distance of the development. The site is also
located within walking and cycling distance of the York University Heslington East Campus.

Three access points are proposed from Stockton Lane (north), from Bad Bargain Lane (West) and from
Murton Way (south). Each will be delivered to the standard needed to enable bus penetration through
the site, connecting to existing settlement areas.

i-Transport have assessed the proposed access provision utilising the detailed work that they undertook
in respect of the previously proposed larger housing allocation at the site (which was submitted to CYC).
Their assessment has confirmed that although the size of the allocation has been reduced, it remains
appropriate that three access opportunities are retained to serve the proposed development for the
following reasons: -



o Traffic is spread between the access points, ensuring that the development is not constraints by
capacity on the existing road network.

o Traffic from the site can leave the site at the junction closest to the destination and thus minimise
traffic flows on the external road network. A road can be provided through the site which facilitates
this but which does not encourage rat-running. Previous modelling work by CYC’s consultants
confirmed this.

e The three access points provide good and direct connections to the Strategic Road Network (SNR).
This minimised the passage of traffic through established urban areas. Having two routes to the
SNR, from Murton Way and Stockton Lane, will also minimise traffic impacts at junctions on the SNR
on the York ring road.

e Trips around the City Centre will be minimised as traffic can approach destinations near the centre
using the most appropriate radial route.

e The proposed allocation is not adjacent to the main road network and therefore the provision of three
access points will minimise cul-de-sac lengths.

o Travel distances will be reduced, resulting in reduced emissions and environmental impacts.

e The provision of three access routes will facilitate a supporting bus strategy, with buses being able
to use through routes, avoiding cul-de-sacs. North to South routes can also be facilitated.

Further to the above, i-Transport’'s overall assessment of the latest development proposals has
confirmed that: -

e There are significant transport related opportunities, and few constraints, associated with the
development of the site for residential uses;

e The site can be satisfactorily accessed and the access designs will accommodate traffic flows
generated by the site. New access proposals include a re-alignment of Murton Way with Osbaldwick
Link Road;

¢ The location of the site will allow opportunities for sustainable travel within York and for easy access
to the main road network for car travel movements to longer distance destinations.

o Utilising two principle vehicular access points to the north & south of the site will ensure that the
majority of new car travel from the development will circumnavigate existing settlement areas of the
City; and

e A strategy can be developed to connect the site to existing facilities by bus, on foot and bicycle. This
includes the provision of a new bus route and service through the site and upgrades to existing
pedestrian and cycle paths where required.

The development of the site presents an opportunity to create modal shift and resultant sustainable
travel patterns. Overall it is concluded that the site will be a suitable location for residential development.

SAFEGUARDING BIODIVERSITY

BWB Consulting have undertaken an assessment of the ecological value of the site. From a review of
primary documents and an ecological walkover it has been determined that within the site there are a
number of potential ecological constraints as summarised below: -

e Ground nesting birds and breeding birds across the site including boundary features such as
hedges;

e Bats roosts within the mature trees within and surrounding the site;

¢ Amphibians including Great crested newts;

o SINC designations (Sites of Interest for Nature Conservation)

The first of these relating to birds is a standard constraint which affects most development sites and
can be assessed and addressed by the use of appropriate seasonally specific surveys. The overall risk
for taking the development forward due to this potential constraint is low. Appropriate bird surveys will
be undertaken as part of any future planning application.

Bat surveys would be undertaken in two forms for a site of this size including transect survey and also
an appraisal of bats in trees. Any required mitigation measures will then be identified and delivered as
required.



An amphibians and reptile survey will be carried out as standard due to the habitats and ponds present
within the site boundary but recent developments in eDNA testing may facilitate this for Great Crested
Newt in particular. If a population is found to be present, then bottle trapping may be necessary. Again,
any required mitigation measures will then be identified and delivered as required.

The main area of important habitat is the second tier wildlife site that lies in a strip of land to the south
of the ponds and Bad Bargain Lane. It runs directly underneath the pylons and is a designated a Site
of Interest for Nature Conservation or SINC. This area does not receive statutory protection in the same
way as a Site of Special Scientific Interest (SSSI) and the citation of its reasons for designation is held
by the Local Authority (LA). Appropriate measures including mitigation to compensate for the loss of
any material attribute relating to ecology or biodiversity to the SINC will be considered as part of the
assessment and survey of the SINC. Other measures including mitigation by design have also been
considered, indeed the routing of the southern access point to the site has been re-aligned to ensure
that it circumnavigates the SINC as much as possible. Due to land ownership constraints it is impossible
to avoid the SINC altogether. However, it is proposed to provide significant levels of compensation for
the proposed loss of area of SINC in the areas of land which surround it.

Accordingly, there are no biodiversity matters which would preclude the development of the site.
DELIVERING SUSTAINABLE DRAINAGE INFRASTRUCTURE

ID Civils have undertaken an up to date assessment of the development proposals against flood risk
and drainage policy and guidance.

In respect of flood risk, a review against Environment Agency (EA) Flood Risk and Surface Water
Flooding Plans has identified that the developable areas of the site are located within Flood Zone 1,
which are areas with a low risk of flooding (1 in 1000 year or greater annual probability). The site has
multiple points of access to the existing highway infrastructure and in the event of an extreme flood
there is a safe emergency access point for all developed areas. Development will be set at a minimum
level of 600mm above the EA modelled flood zone 3 levels and outside any Flood Zone 2 areas.

With regard to drainage matters, ID Civils confirm that a system of sustainable drainage will be
developed to ensure that surface water run-off from developed areas does not exceed the current
greenfield run-off rate from the site. A series of SUDS ponds/swales will be developed across the site
in accordance with current guidance and EA advice to ensure that run-off is attenuated prior to being
discharged to a watercourse. Attenuation will be designed to accommodate up to the 100-year storm
event, plus a factor of 50% to account for climate change and urban creep across the development
lifetime. The SUDS system will offer both run-off attenuation and improve water quality at the point of
discharge.

The capacity of foul and combined sewers to cater for the new development will be provided by
Yorkshire Waters powers under section 98 of the Water Act, following a detailed feasibility assessment
of the load provided by the development and the existing network and treatment work capacity.

DELIVERY TIMESCALES

We envisage that a planning application will be submitted by Summer 2018, following the adoption of
the Local Plan.

Taking into account the proposed submission date it is currently envisaged that first dwelling
completions on the site will take place in 2019/20 following the submission of an outline planning
application, subsequent reserved matters applications and initial site infrastructure works.



The potential size of the site offers the opportunity for three builders to develop the scheme
simultaneously. Therefore, it is anticipated that the development will deliver a yield of at least 90 homes
per annum with the potential to deliver up to 120 homes per annum (on account of being under 1,000
homes in size). The table below provides the site’s cumulative dwelling delivery projection per annum
that CYC can use within their forthcoming housing trajectory work.

Year TWEF Development Option
2018/2019 0
2019/2020 45
2020/2021 135
2021/2022 225
2022/2023 315
2023/2024 405
2024/2025 495
2025/2026 585
2026/2027 675
2027/2028 765
2028/2029 855
2029/2030 945
2030/2031 975
2031/2032

2032/2033

The proposed community infrastructure and areas of public open space will be delivered commensurate
with the progression of the development and made available for use as required.

The development proposals can deliver significant benefits to the City of York, alongside making a
significant contribution to CYC’s housing requirements over the course of the plan period. In reference
to CYC’s Preferred Sites consultation document it is prudent to identify that the site has the potential to
deliver 975 homes over the anticipated plan period. Which is a greater contribution to the City’s housing
needs to that currently identified by CYC.

DELIVERABILITY ASSESSMENT

In accordance with Footnote 11 of Paragraph 47 of the National Planning Policy Framework, we believe
that the site can be considered as a Deliverable residential development site on account of: -

Suitability

The site is located in a suitable location for residential development now. As identified above, the
development proposals are situated in a suitable and highly sustainable location in respect of
connectivity to existing jobs and services and there are no technical or environmental (built and natural)
constraints that would preclude the development of the site.

Availability

The site is available for development now. The site is available for residential development as there are
no legal or ownership constraints as all landowners have made the land available for development.
TWF have an interest in the site and by virtue of this and previous submissions are expressing an
intention to develop the site for residential use.

Achievability

A viable housing development can be delivered on the site within the next five years and indeed within
the first 5 years of the adoption of the Local Plan. TWF are seeking to develop the site for residential
use. Prior to the progression of development sites, they undertake a thorough marketing and economic
viability assessment for each site, including an assessment of any site specific abnormal costs. The site



is considered to be achievable for residential development now as there is a realistic prospect that the
site can deliver new homes within the next 5 years and indeed within the first 5 years of the adoption of
the Local Plan.

Deliverability Conclusion

The site can be considered a deliverable residential development site and its release would provide a
number of significant economic, social and environmental benefits as identified above.

Furthermore, it is clear that the evidence provided within this letter and the enclosed documentation
demonstrates that each of the factors raised within CYC’s Interim Sustainability Appraisal (2016) will
be responded to appropriately as follows: -

e The site will provide 975 homes which will be significantly positive for meeting the City’s housing
needs.

e The site has access to a number of existing facilities and transport routes and the proposals seek
to enhance these connections.

e The lack of existing open space in the area will be rectified through the provision of 10.31ha of new
publicly accessible open space.

¢ Archaeological evaluation of the site has taken place and the required mitigation techniques have
been identified.

e Drainage and Flood Risk appraisals have taken place and through the use of SUDS techniques
there is clear potential for the site to contribute to reductions in flood risk on and off site.

e The existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation
Area are an important natural/built resource that have been preserved and enhanced through a
series of green corridors and retention of separation distances within the development masterplan.
Including a large strategic greenspace located in the central area of the site in accordance with
CYC’s proposals.

CONCLUSIONS

On the basis of the information provided within this letter, and the enclosed documentation, we wish to
place on record our support for the proposed allocation of Land to the East of Metcalfe Lane which is
currently proposed by CYC as a new Sub-Urban garden village within the emerging City of York Local
Plan.

Whilst we support the principles of the allocation of the site, we believe that amendments are required
to the site’s proposed boundaries in order to ensure that CYC’s Garden Village philosophy for the site
can be delivered alongside each of CYC'’s identified Planning Parameters.

Our proposals have the potential to provide a new Sub-Urban Garden Village of 975 homes, alongside
the delivery of significant community infrastructure in the form of a new primary school, a village centre,
public open space and recreational facilities. The site is strategically located to the east of the City, but
importantly separated from the existing urban edge and surrounding villages to ensure that the historic
and landscape character of this area of the City is preserved and enhanced where possible.

The development proposals are situated in a suitable and highly sustainable location and there are no
technical or environmental (built and natural) constraints that would preclude the development of the
site. The site is available now as it is under the control of a regional development company who are
actively seeking to secure the site’s allocation for residential development. The site can also be
considered achievable as new homes can be delivered on the site within the next 5 years and indeed
within the first five years of the Local Plan.

Finally, in respect of procedural matters, we would like to work alongside CYC to formulate a site specific
strategic development policy to be included within future versions of the Local Plan. Working together
we can ensure that CYC’s and the local community’s planning parameters for the site are deliverable.
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Should you require any further details or clarification on the content of this letter please do not hesitate
to contact me.

Yours sincerely,

PAUL BUTLER
Director
paul.butler@pbplanning.co.uk



mailto:paul.butler@pbplanning.co.uk

PO Box 827
York YO31 6EE
paul.butler@pbplanning.co.uk

Local Plan,

City of York Council,
West Offices,
Station Rise,

York,

YO1l 6GA

27t October 2017
Dear Sir or Madam,

CITY OF YORK LOCAL PLAN — LAND EAST OF METCALFE LANE —TW FIELDS — SUPPORT FOR
SITE REFERENCE ST7

We write on behalf of our client TW Fields (TWF) to provide City of York Council (CYC) with further
information in respect of the deliverability of their land interest at Land East of Metcalfe Lane which is
currently proposed by CYC as a new Garden Village within the emerging City of York Local Plan. Our
client fully supports the principle of the proposed allocation of the site by CYC within the Pre-
Publication Draft document (September 2017).

Site ST7 — Representations Summary

o We fully support the principle of the proposed allocation of the site by CYC

e The allocation boundary needs to be expanded in order to deliver a minimum of 975 homes at the
site.

e Two deliverable and viable development proposals are being put forward for CYC’s consideration:
0 The delivery of 975 homes at the site alongside each of CYC’s proposed “Planning Principles”.
0 The delivery of 1,225 homes at the site to meet any potential increase in the City’s housing

requirements, alongside a proportionate enhancement to the benefits that the site can deliver
in association with CYC’s proposed “Planning Principles” for the site.

e The proposals will deliver a Sub-Urban Garden Village design philosophy with the provision of
substantial community infrastructure including a primary school, village centre and public open
space, allotments and recreational facilities.

e The net developable residential area of each of the proposed options are either smaller or similar
in size to the current allocation site area prescribed by CYC.

e Vehicular access will be taken from Murton Way, Stockton Lane & Bad Bargain Lane. Preferential
walking and cycling routes are provided throughout the site to deliver direct routes which are logical
and well-integrated to encourage use. Bus penetration routes will be provided through the site also.

e The existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation Area
will be preserved and enhanced through a series of green corridors and retention of separation
distances within the development masterplan. Including a large strategic greenspace located in the
central area of the site in accordance with CYC’s proposals.

o Ecological mitigation will be provided through the retention of existing features. The site previously
contained a SINC, however, the ecological value of this area of the site has now been lost due to
recent engineering works undertaken by Yorkshire Water.

e The development proposals replicate the historical development patterns of the City in respect of
the formation of a satellite settlement located on the periphery of the main urban edge.

Our proposals have the potential to provide for a new sub-urban Garden Village of either 975 homes or
1,225 homes, alongside the delivery of significant community infrastructure in the form of a new primary
school, a village centre, public open space, allotments and recreational facilities. The site is strategically
located to the east of the City, but importantly separated from the existing urban edge and surrounding
villages to ensure that the historic and landscape character of this area of the City is preserved and
enhanced where possible. The development proposals are situated in a suitable and highly sustainable
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location in respect of connectivity to existing jobs and services and there are no technical or
environmental (built and natural) constraints that would preclude the development of the site.

This letter sets out our client’s design philosophy for the proposed development of a Sub-Urban Garden
Village at the site and demonstrates the site’s deliverability for residential development in accordance
with national planning guidance. In doing so the letter refers to the following document which is
enclosed: -

¢ Indicative Masterplan — Option 1 — PRA Architects — August 2016
¢ Indicative Masterplan — Option 2 — PRA Architects — October 2017

In addition, the representations provide the key conclusions of a number of technical assessments
associated with the development proposals. The assessments which are referenced below provide an
update of the comprehensive technical reports which were previously submitted to CYC in the
promotion of the larger site area. The parameters established within the comprehensive technical
reports were utilised in the preparation of the new indicative masterplan for the site. Full versions of
each of the above listed reports are of course available on request.

With regards to our proposed Option 1, which recommends the delivery of 975 homes at the site, in
order to meet an evidenced increase to the City’s housing requirements, CYC’s Officer's endorsed an
increase in the proposed site allocation from 34.5ha (845 homes) to 44ha (975 homes) to CYC’s Local
Plan Working Group on the 10t July 2017. The reasoning behind the recommendation was as follows:

“This reflects developers/landowners concerns raised regarding the viability/deliverability
of the site, the related ability to deliver the planning principles including provision of
educational and community facilities and concerns over the provision of site access to the
south of the site. Officers consider that this boundary amendment could improve the
viability of the site and ensure that the planning principles can be delivered.”

Whilst CYC’s Officer's recommendation wasn’t accepted at the time, we believe there is still a strong
case for the expansion of the site in respect of both size and housing numbers. As CYC’s Officer’s
recommendation mirrors our proposed Option 1 in respect of size and number of homes, we fully
support the previously proposed expansion of the site. These representations provide further evidence
to substantiate CYC’s Officer's recommendation, whilst also providing further evidence of the need to
increase the size of the site in order to meet the increased housing needs of the City.

With regard to our proposed Option 2, the new 1,225 home opportunity for the development of the site
is being put forward for CYC’s consideration on account of the potential need for additional housing
numbers on account of the Government’'s recent announcement associated with a standardised
methodology for calculating annual housing requirements. The planning arguments associated with the
newly proposed second option are discussed in further detail below.

The site was previously identified as strategic housing site allocation ST7 within the withdrawn City of
York Publication Draft Local Plan (October 2014). At that time CYC proposed the delivery of 1,800
homes at the site. Whilst the two development options identified below relate to a figure lower than
1,800 homes, all the technical reports associated with the development of the site were originally
undertaken in relation to the larger site area. Consequently, there remains the potential for the
enlargement of the allocation back to the previously considered acceptable size, should CYC need to
do so to meet the City’s increased housing needs.

PROPOSED DEVELOPMENT

As identified above, there are two potential masterplan options associated with the development of the
site: -



1. The delivery of 975 homes at the site. This masterplan option represents a deliverable and viable
opportunity to deliver additional homes at the site, whilst also ensuring that each of CYC’s
proposed “Planning Principles” are delivered.

2. The delivery of 1,225 homes at the site to meet any potential increase in the City’s housing
requirements, alongside a proportionate enhancement to the benefits that the site can deliver in
association with CYC’s proposed “Planning Principles” for the site. This option could also deliver
an increase in economic and social benefits associated with the delivery of more homes at the site.

The proposed development options have been formulated following the undertaking of ecology,
landscape, Green Belt, flood risk, archaeology and highways assessments. The proposals seek to
deliver a Sub-Urban Garden Village development, community facilities and substantial areas of
recreation and amenity areas. The vision of the proposals is to deliver a landscape led development
which seeks to preserve and enhance the green framework of the site and its surroundings.

CYC Development Parameters

CYC’s Pre-Publication Draft Local Plan consultation document identifies the following parameters
associated with the proposed development of the site: -

1. Site Size/Developable Area — 35.4Ha

2. Indicative Site Capacity — 845 homes

3. Archetype/Density — Strategic Site — 70% net site area at 35dph
4. Planning Principles: -

i. Create a new ‘garden’ village that reflects the existing urban form of York of the main York
urban area as a compact city surrounded by villages.

ii. Deliver a sustainable housing mix in accordance with the Council’s most up to date Strategic
Housing Market Assessment and affordable housing policy.

iii. Create a new local centre providing an appropriate range of shops, services and facilities to
meet the needs of future occupiers of the development.

iv. Deliver education and community provision early in the scheme’s phasing, in order to allow
the establishment of a new sustainable community. A new primary facility and secondary
provision (potentially in combination with Site ST8 — North of Monks Cross) may be required
to serve the development as there is limited capacity available in existing schools. Further
detailed assessments and associated viability work will be required.

V. Demonstrate that all transport issues have been addressed, in consultation with the Council
as necessary, to ensure sustainable transport provision at the site is achievable. The impacts
of the site individually and cumulatively with sites ST8, ST9, ST14 and ST15 should be
addressed.

Vi. Provide vehicular access from Stockton Lane to the north of the site and/or Murton Way to
the south of the site (as shown on the proposals map), with a small proportion of public
transport traffic potentially served off Bad Bargain lane. Access between Stockton Lane and
Murton Way will be limited to public transport and walking/ cycling links only.

Vii. Deliver high quality, frequent and accessible public transport services through the whole site,
to provide attractive links to York City Centre. It is envisaged such measures will enable
upwards of 15% of trips to be undertaken using public transport. Public transport links through
the adjacent urban area will be sought, as well as public transport upgrades to either the
Derwent Valley Light Rail Sustrans route, or bus priority measures on Hull Rd and/or Stockton
lane, subject to feasibility and viability.

viii. Optimise pedestrian and cycle integration, connection and accessibility in and out of the site
and connectivity to the city and surrounding area creating well-connected internal streets and
walkable neighbourhoods, to encourage the maximum take-up of these more ‘active’ forms of
transport (walking and cycling).

iX. Create new open space (as shown on the proposals map) to protect the setting of the
Millennium Way that runs through the site. Millennium Way is a historic footpath which follows
Bad Bargain Lane and is a footpath linking York’s strays and should be kept open. A 50m



green buffer has been included along the route of the Millennium Way that runs through the
site to provide protection to this Public Right of Way and a suitable setting for the new
development.

X. Minimise impacts of access from Murton Way to the south on ‘Osbaldwick Meadows’ Site of
Importance for Nature Conservation and provide compensatory provision for any loss.

Xi. Preserve existing views to, and the setting of, York Minster, Millennium Way and Osbaldwick
Conservation Area.

CYC Planning Parameters Comparison with TWF Development Options

The table below provides a comparison of CYC’s identified aspirations for the site (outlined above)
against the planning principles proposed by TWF’s proposed development options. Evidence to
substantiate the inputs are set out in further detail below and within the enclosed documentation.
Particular reference should be given to the enclosed Indicative Masterplans for each of the proposed

development options.

progression of the development
and made available for use as
required. 0.59Ha of land for new
Primary School buildings and
1.32ha of land adjacent for playing
fields are to be provided on site
(total 1.91ha). An appropriate
contribution will be delivered for
secondary education. Discussions
with Archbishop Holgate’s School
have identified their desire and
need for all of the potential new
pupils from the development to
attend the school to ensure its
future viability.

Ref. CYC TWF Option 1 TWF Option 2

1. Site | 35.4Ha 43.53Ha 57.27Ha

Size

2. Site | 845 Homes (All within | 975 Homes (All within the plan | 1,225 Homes (All within the plan

Capacity | the plan period) period) period)

3. Strategic Site — 70% | Sub-Urban Garden Village —30.47 | Sub-Urban Garden Village -

Density | net site area at 35dph Ha net site area at 32dph 40.1Ha net site area at 32dph

CYC Planning Parameters

4(i) Garden Village Approximately 70% net | Approximately 70% net
developable area at 32dph will | developable area at 32dph will
ensure the delivery of a Sub-Urban | ensure the delivery of a Sub-Urban
Garden Village located on the | Garden Village located on the edge
edge of an urban area. of an urban area.

4(ii) Sustainable  Housing | Site can deliver a variety of | Site can deliver a variety of housing

Mix housing needs including first time | needs including first time buyers,
buyers, detached family homes, | detached family homes, homes for
homes for senior citizens, build for | senior citizens, build for rent and
rent and affordable housing. affordable housing. The site can

also help to deliver additional
homes should CYC’s annual
housing requirement increase.

A(iii) Local Centre 0.43Ha of land will be provided for | 0.43Ha of land will be provided for a
a Local Centre which has the | Local Centre which has the
potential to provide a variety of | potential to provide a variety of
facilities for prospective residents. | facilities for prospective residents.

4(iv) Phasing of Community | The proposed community | The proposed community

Facilities & | infrastructure and 10.31lha of | infrastructure and 14.83ha of public

Primary/Secondary public open space will be delivered | open space will be delivered

Education commensurate with the | commensurate with the progression

of the development and made
available for use as required.
1.32Ha of land for new Primary
School buildings and playing fields
are to be provided on site. An
appropriate  contribution will be
delivered for secondary education.
Discussions  with Archbishop
Holgate’'s School have identified
their desire and need for all of the
potential new pupils from the
development to attend the school to
ensure its future viability.




4(v) Individual & TWF will work alongside CYC and | TWF will work alongside CYC and
Cumulative Transport other developers where other developers where necessary
Impact necessary in order to ensure that in order to ensure that the
the individual and cumulative individual and cumulative highways
highways impact on the City is impact on the City is mitigated.
mitigated. Detailed discussions Detailed discussions have already
have already taken place with taken place with CYC to agree the
CYC to agree the site-specific site-specific access solutions for
access solutions for the the development proposals.
development proposals.
4(vi) New Access Roads & | Three access points are proposed | Three access points are proposed
Public Transport from Stockton Lane (north), from | from Stockton Lane (north), from
Bad Bargain Lane (West) and from | Bad Bargain Lane (West) and from
Murton Way (south). Each will be | Murton Way (south). Each will be
delivered to the standard needed | delivered to the standard needed to
to enable bus penetration through | enable bus penetration through the
the site, connecting to existing | site, connecting to  existing
settlement areas. The northern | settlement areas. The northern and
and southern parcels of the site will | southern parcels of the site will be
be connected for bus penetration, | connected for bus penetration,
pedestrian and cycle access only. | pedestrian and cycle access only.
An access is required from Bad | An access is required from Bad
Bargain Lane in order to ensure | Bargain Lane in order to ensure
permeability and to enhance the | permeability and to enhance the
site’s ability to deliver new homes | site’s ability to deliver new homes
as early in the plan period as | as early in the plan period as
possible. possible.
4(vii) Public Transport | The site’'s access points and | The site’s access points and
Upgrades internal spine roads will be | internal spine roads will be
delivered to the standard needed | delivered to the standard needed to
to enable bus penetration through | enable bus penetration through the
the site, connecting to existing | site, connecting to  existing
settlement areas. The northern | settlement areas. The northern and
and southern parcels of the site will | southern parcels of the site will be
be connected for bus penetration, | connected for bus penetration,
pedestrian and cycle access only. | pedestrian and cycle access only.
Existing pedestrian and cycle | Existing pedestrian and cycle
routes located within and adjacent | routes located within and adjacent
to the site will be safeguarded and | to the site will be safeguarded and
improved where required. | improved where required.
Connection with existing bus | Connection with existing bus routes
routes will be enabled and | will be enabled and infrastructure
infrastructure  improved where | improved where required.
required.
4(viii) Pedestrian & Cycle | Existing pedestrian and cycle | Existing pedestrian and cycle
Connectivity routes located within and adjacent | routes located within and adjacent
to the site will be safeguarded and | to the site will be safeguarded and
improved where required. improved where required.
4(ix) Protect Millennium Way | The setting of Millennium Way will | The setting of Millennium Way will

be preserved and enhanced
through a series of green corridors
proposed within the development
masterplan. Including a large
strategic greenspace located in the
central area of the site in
accordance with CYC’s proposals.

be preserved and enhanced
through a series of green corridors
proposed within the development
masterplan. Including a large
strategic greenspace located in the
central area of the site in
accordance with CYC'’s proposals.




Conservation Area and
Millennium Way

through a series of green corridors
proposed within the development
masterplan. Alongside the green
corridors, substantial areas of
open space will be retained

PR
4(x) Minimise Impact on | Ecological mitigation will be | Ecological mitigation will be
SINC provided through the retention of | provided through the retention of
existing features. The site | existing features. The  site
contained a SINC located close to | contained a SINC located close to
the proposed southern access | the proposed southern access
point, however, the ecological | point, however, the ecological value
value of this area of the site has | of this area of the site has now been
now been lost due to recent | lostdue torecent engineering works
engineering works undertaken by | undertaken by Yorkshire Water.
Yorkshire Water.
4(xi) Safeguard views to | The existing views of York Minster | The existing views of York Minster
York Minster, | and the setting of Millennium Way | and the setting of Millennium Way
Osbaldwick will be retained and enhanced | will be retained and enhanced

through a series of green corridors
proposed within the development
masterplan. Alongside the green
corridors, substantial areas of open
space will be retained between the

between the site’s boundaries and | site’'s boundaries and existing
existing settlement areas, | settlement areas, including
including Osbaldwick | Osbaldwick Conservation Area.

Conservation Area.

The comparison provided in the table above establishes that both of TWF’s development options will
deliver CYC'’s key planning parameters as set out within the Pre-Publication Draft Local Plan.

In particular, the requirements to deliver a sustainable housing mix could also include an element of
Built to Rent (BTR) to help increase the supply in the Private Rented Sector (PRS) which has been
identified by Government as a significant element of the national housing need. Following the Montague
Review in 2012 there have been a significant number of Government initiatives on BTR and the House
of Commons briefing paper (June 2017) stated that “the PRS is viewed as an essential part of a strong
housing market; successive Governments have tried to create and promote a more professional PRS
that is more afttractive to tenants, developers and investors”. The PRS can provide flexibility of tenure,
mobility and opportunities for employees, including the Key Worker section. With regards to the East of
Metcalfe Lane, Osbaldwick site, the provision of BTR could complement the more traditional
housebuilder product that will be delivered across the majority of the site.

Though TWF support CYC’s proposed allocation of the site, the evidence presented in the table above
and the enclosed documentation, clearly demonstrates that the allocation boundary/site area needs to
be expanded in order to deliver 975 homes at the site. This is in association with the delivery of a Sub-
Urban Garden Village design philosophy and the provision of substantial community infrastructure
including a primary school, village centre and public open space, allotments and recreational facilities.
Importantly, the increase in land area would not have an impact on coalescence with the existing urban
edge and surrounding settlements. The site’s areas of environmental value (natural and built) has also
been carefully considered in the formulation of TWF’s proposed Option 2 relating to 1,225 homes.

One further important factor that we would like to raise CYC'’s attention to is the net developable area
proposed within each of the two above options. CYC’s proposed allocation amounts to 845 homes
within 35.4ha of land in total. It is our understanding that this area predominantly relates to the
residential areas of the site, with the provision of public open space, allotments and recreational facilities
being located on the site’s edges, as proposed within the Pre-Publication Draft Local Plan. We set out
in the table above, and within the enclosed Indicative Masterplans for each of the two development
options, that the net developable areas for the two proposed options are 975 homes within 30.47Ha
of land and 1,225 homes within 40.1Ha of land. Both areas are of course lower or similar in size to
that prescribed by CYC. The gross areas of land associated with both of our client’'s development
options are above the current 35.4ha figure, however, the additional land areas include a primary
school, nursery, village centre, public open spaces, allotments and recreational facilities. The increase



in land area is entirely associated with the creation of a Sub-Urban Garden Village which benefits from
substantial community infrastructure. Creating a new settlement where people will truly want to live.

The similarities between both of TWF’s development options are clear. Whilst both represent deliverable
and viable development opportunities to deliver a significant proportion of the City’s housing needs, the
difference between the two is associated with the increase in proposed residential dwellings and, of
course, the proportionate economic and social benefits associated with the delivery of more homes
from the site. The two proposed development options at the site can deliver the following economic and
social benefits to the City of York: -

¢ Creating sustainable communities through meeting market and affordable housing needs, offering
existing and potential residents of the City the opportunity to live in the type of house and location
they desire. Including the provision of between 292 affordable homes and 368 affordable homes.

¢ Delivering significant financial contributions towards the improvement of the City’s infrastructure
through the provision of S106/CIL payments.

e The development has the potential to deliver a new primary school. There will also be significant
contributions available to support the local secondary school, Archbishop Holgate’s School, as well
as potential new pupils to ensure its future viability.

¢ New capital expenditure in the region of between £119.8m and £147.2m creating substantial direct
and indirect employment opportunities of approximately 387 to 405 new jobs, including
apprenticeships, of which 70% are usually retained in the local area.

e Sustaining and improving the District’s labour market through delivering the right homes in the right
locations.

e Increasing retail and leisure expenditure in the local area by between £22.8m and £28m per
annum, creating a potential 133 to 164 jobs in these sectors.

e Provision of services included superfast broadband.

e Provision of funding towards public services from an estimated figure of between £8.56m and
£10.5m from the Government’s new homes bonus and annual council tax payments of £1.43m to
£1.75m per annum.

It is unequivocal that the development of 975 homes or 1,225 homes at the site as part of a new Sub-
Urban Garden Village can deliver substantial economic, social and environmental benefits to the local
area and wider City.

The National Planning Policy Framework seeks to encourage sustainable growth and identifies in
Paragraph 8 that economic growth, such as that which this site can deliver, can secure higher social
and environmental standards. Furthermore, Paragraph 52 identifies that the supply of new homes can
sometimes be best achieved through planning for larger scale development, such as new settlements
that follow the principles of Garden Cities (or a Sub-Urban Garden Village in this case).

Paragraph 52 of the Framework further states that in such circumstances local planning authorities
should consider opportunities to provide the best way of achieving sustainable development. The
remaining sections of this letter consider the economic, social and environmental impact and benefits
of the proposed development option in further detail.

A NEW SUB-URBAN GARDEN VILLAGE - PRESERVING THE CHARACTER AND SETTING OF
YORK

The proposal will provide for a new landscape led Sub-Urban Garden Village development for the City
of York of either 975 or 1,225 new homes. The site is located on the eastern boundary of the City
adjacent to the Heworth, Tang Hall, Burnholme and Osbaldwick areas. Homes on the site will be
designed and delivered within a comprehensive masterplan which will ensure that they respect the
character of the surrounding area whilst seeking to incorporate 21t century designs to provide a
development of its own unique character within a Green Framework. The proposals will contain design
guides which will help to create a new exemplary Sub-Urban Garden Village for York.



The two enclosed Indicative Masterplans prepared by PRA identifies the site’s potential to deliver the
following: -

e By undertaking a landscape led masterplan, development parcels have naturally been developed.

e Existing landscape features, including hedges and trees are retained within the site and can be
further enhanced through additional planting within the built form.

e Adequate access can be achieved to the site for pedestrians, cyclists and vehicles, providing easy
access to public transport and services which exist within the locality. Vehicular access will be
taken from Murton Way, Stockton Lane & Bad Bargain Lane. Preferential walking and cycling
routes are provided throughout the site to deliver direct routes which are logical and well-integrated
to encourage use. Bus penetration routes will be provided through the site also.

e The existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation
Area are an important natural/built resource that have been preserved and enhanced through a
series of green corridors and retention of separation distances within the development masterplan.
Including a large strategic greenspace located in the central area of the site in accordance with
CYC’s proposals.

e Whilst the site comprises open land, its boundaries will be clearly well-defined, robust and enduring
and have the ability to contain development within a framework of settlement, vegetation cover
and landform.

e Sustainable drainage systems minimising surface water run-off will be delivered. The proposed
drainage ponds will also provide ecological benefits.

e Up to 1.91Ha of land for new Primary School buildings and playing fields are to be provided on
site.

e 10.31ha to 14.83ha of public open space is distributed evenly throughout the site allowing easy
access for all future residents of the development.

e Amenity space which has been carefully considered in terms of its position both in relation to its
accessibility and usability and also in respect of its visual impact and sensitivity to its surroundings.

¢ Ecological mitigation will be provided through the retention of existing features. The site previously
contained a SINC located close to the proposed southern access point, however, the ecological
value of this area of the site has now been lost due to recent engineering works undertaken by
Yorkshire Water.

e The development parcels, although secondary in their positioning within the site, will provide
between 975 and 1,225 homes in a high-quality environment sitting harmoniously within wider
landscape setting.

The site was identified by the Council because it is not located in an area of “Primary Constraint” and
does not compromise York’s future Green Belt proposals. The development has been master-planned
so that it will have minimum impact on the historic character and setting of the City. As stated above,
the existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation Area will
be preserved and enhanced through a series of green corridors and retention of existing separation
distances from present residential areas.

The development proposals replicate the historical development patterns of the City in respect of the
formation of a satellite settlement located on the periphery of the main urban edge.

H2 Landscape Planning Partnership, previously undertook a Landscape & Visual Impact Assessment
of the site in association with the previously proposed larger housing allocation. This work was
previously submitted to CYC. They have assessed the amended proposals for the site and have
concluded that the current masterplan is fully in accordance with their previously identified Landscape
and Visual Impact recommendations.

On account of the above we agree with CYC’s conclusion that the site does not fulfil any of the five
Green Belt purposes for the following reasons: -

e The development of the site would not result in unrestricted urban sprawl due to the
masterplan vision of delivering a landscape led scheme that delivers new strong defensible
landscape boundaries and the provision of greenspace on the site’s boundaries providing large
separation distances between the development and existing residential areas.



e The development of the site would not result in the merging of adjacent settlements as the
nearest detached settlements to the site are Murton to the east and Stockton on the Forrest to the
north east, and the proposed landscape boundaries and the A64 Ring Road will ensure coalescence
is prevented.

e The site does not assist in safeguarding the countryside from encroachment on account of
the significant areas of open countryside that exist to the east of the site both within the A64 Ring
Road’s limits and beyond.

e The proposed development of the site will have no detrimental effect on the setting and
special character of historic features as an assessment has been undertaken of the historic
setting of York Minster and Osbaldwick Conservation Area and the masterplan has been designed
to preserve and where possible enhance the heritage assets within proximity of the site.

e The fifth purpose of Green Belt to assist in urban regeneration, by encouraging the recycling
of derelict and other urban land is a general purpose which will not be adversely affected by the
site.

SAFEGUARDING HISTORIC CHARACTER

BWB Consulting have undertaken an assessment of the archaeology and built heritage of the site.

In respect of archaeology, this assessment has ascertained that to the north of Bad Bargain Lane is
evidence of Roman settlement, occupation and industrial activity. This evidence takes the form of kilns
that were used for the manufacture of pottery and tiles, with the presence of the production sites being
suggestive of settlement. This has been substantiated by the presence of a Roman road that crosses
the area to the north of Apple Tree Farm and links York with the fort situated at Stamford Bridge.

A sample geophysical survey was undertaken to provide further information on the archaeology but
to also determine if the site was conducive to this evaluation method. The results determined the
presence of a Roman road and possible settlement activity either side of this. Other features were
identified which may relate to those previously identified.

Further detailed assessment and evaluation will be undertaken to further determine the extent of the
Roman and earlier archaeology within the site. This will facilitate the detailed design of the future
development proposals to either allow for preservation in situ (where feasible) and preservation by
record.

There is evidence to indicate that the site was farmed in the medieval period, principally from surviving
ridge and furrow earthworks. The area was also farmed in the post-medieval period, seen from the
array of field boundaries that were created during the enclosure of the landscape. The most prominent
earthworks lie in the southwestern extent and are likely to relate to the field systems associated with
the medieval settlement of Osbaldwick, which is situated immediately to the south. Some of the
earthworks are also likely to be associated with the medieval moated manor located on the southwest
side of Osbaldwick.

The fields containing the ridge and furrow and those that make up the rest of the site do not form part
of the four principal strays (including Monk Stray and Walmgate Stray), which lie some distance to the
north and southwest of the site respectively. Equally the development will not impact these strays and
it will not affect any green wedges that lead to the City due to the encroachment of housing estates to
the west, which have obscured views in to the City.

There are opportunities for community engagement and outreach, both through direct involvement with
archaeological work and through public lectures/press releases and publication. TWF would welcome
further discussion with CYC to explore this potential.

With regards to built heritage, the prominence of the Minster and the corresponding low-lying
surrounding landscape, allow far-reaching views which emphasise the strong identity of the city. As
such, the City Council are keen to ensure that this dominance is protected within new development,
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alongside the ability to appreciate and understand the historic settlement of York itself. As identified
above, future development within the site will take these aspects into consideration.

With regard to the tangibility of the historic City, the proposed development area has not been
highlighted by the Council within their Historic Character and Setting Update (2013) or their earlier 2011
document as contributing to the City’s historic character and setting. However, land adjacent to the
development area to the east has been highlighted as an ‘area preventing coalescence’ and an ‘area
retaining rural setting’. Modern housing already forms a separation with the historic urban form to the
west of the site and extension within this area would not remove the understanding of the historic form
within the city. There is the potential for infringement upon the historic village of Osbaldwick, one of the
city’s historic satellite settlements; however, as can be seen from the two enclosed indicative
masterplans, this can be mitigated through the provision of the proposed substantial separation buffer.

With regard to views of York Minster, the development area does lie within one key long distance view
and one key city-wide view, as defined in the York City Central Historic Core Conservation Area
Appraisal. Both incorporate long-distance views of the Minster, within which the urban form already
forms part of the backdrop. The two enclosed indicative masterplans seek to preserve these views
through the provision of a series of green corridors and specifically through the delivery of the central
strategic greenspace as desired by CYC. Furthermore, it is considered unlikely that low-level residential
development will form a dominant feature of these views and will not interrupt any existing key views.

Accordingly, there are no heritage matters which would preclude either of the two development options
proposed at the site.

DELIVERING A SUSTAINABLE & ACCESSIBLE SETTLEMENT
The site is located in a highly sustainable area adjacent to the City of York.

The two indicative masterplan options for the site include the potential to provide shops and other
necessary facilities within the development. Whilst the number of facilities and services of York City
Centre will be made available by public transport connections and cycling, there is an abundance of
services and facilities located within walking and cycling distance to the site in the settlement areas of
Osbaldwick, Burnholme, Heworth and Tang Hall. There are a number of employment opportunities
available at Osbaldwick Industrial Estate and Link Road Business Park to the south of the site. The site
is located within proximity of the park and ride facilities at Grimston Bar. There are a number of existing
primary and secondary schools located within walking and cycling distance of the development. The
site is also located within walking and cycling distance of the York University Heslington East Campus.

Three access points are proposed from Stockton Lane (north), from Bad Bargain Lane (West) and from
Murton Way (south). Each will be delivered to the standard needed to enable bus penetration through
the site, connecting to existing settlement areas.

i-Transport have assessed the proposed access provision utilising the detailed work that they undertook
in respect of the previously proposed larger housing allocation at the site (which was submitted to CYC).
Their assessment has confirmed that although the size of the allocation has been reduced, it remains
appropriate that three access opportunities are retained to serve the proposed development for the
following reasons: -

o Traffic is spread between the access points, ensuring that the development is not constraints by
capacity on the existing road network.

o Traffic from the site can leave the site at the junction closest to the destination and thus minimise
traffic flows on the external road network. A road can be provided through the site which facilitates
this but which does not encourage rat-running. Previous modelling work by CYC’s consultants
confirmed this.

e The three access points provide good and direct connections to the Strategic Road Network (SNR).
This minimised the passage of traffic through established urban areas. Having two routes to the
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SNR, from Murton Way and Stockton Lane, will also minimise traffic impacts at junctions on the SNR
on the York ring road.

e Trips around the City Centre will be minimised as traffic can approach destinations near the centre
using the most appropriate radial route.

e The proposed allocation is not adjacent to the main road network and therefore the provision of three
access points will minimise cul-de-sac lengths.

e Travel distances will be reduced, resulting in reduced emissions and environmental impacts.

e The provision of three access routes will facilitate a supporting bus strategy, with buses being able
to use through routes, avoiding cul-de-sacs. North to South routes can also be facilitated.

Further to the above, i-Transport’'s overall assessment of the latest development proposals has
confirmed that: -

e There are significant transport related opportunities, and few constraints, associated with the
development of the site for residential uses;

e The site can be satisfactorily accessed and the access designs will accommodate traffic flows
generated by the site. New access proposals include a re-alignment of Murton Way with Osbaldwick
Link Road;

¢ The location of the site will allow opportunities for sustainable travel within York and for easy access
to the main road network for car travel movements to longer distance destinations.

o Ultilising two principle vehicular access points to the north & south of the site will ensure that the
majority of new car travel from the development will circumnavigate existing settlement areas of the
City; and

o A strategy can be developed to connect the site to existing facilities by bus, on foot and bicycle. This
includes the provision of a new bus route and service through the site and upgrades to existing
pedestrian and cycle paths where required. The proposals will also encourage green transport
options in the form of car sharing and vehicle charging points.

The development of the site presents an opportunity to create modal shift and resultant sustainable
travel patterns. Overall it is concluded that the site will be a suitable location for residential development.

SAFEGUARDING BIODIVERSITY

BWB Consulting have undertaken an assessment of the ecological value of the site. From a review of
primary documents and an ecological walkover it has been determined that within the site there are a
number of potential ecological constraints as summarised below: -

e Ground nesting birds and breeding birds across the site including boundary features such as
hedges;

e Bats roosts within the mature trees within and surrounding the site;

e Amphibians including Great crested newts;

o SINC designations (Sites of Interest for Nature Conservation)

The first of these relating to birds is a standard constraint which affects most development sites and
can be assessed and addressed by the use of appropriate seasonally specific surveys. The overall risk
for taking the development forward due to this potential constraint is low. Appropriate bird surveys will
be undertaken as part of any future planning application.

Bat surveys would be undertaken in two forms for a site of this size including transect survey and also
an appraisal of bats in trees. Any required mitigation measures will then be identified and delivered as
required.

An amphibians and reptile survey will be carried out as standard due to the habitats and ponds present
within the site boundary but recent developments in eDNA testing may facilitate this for Great Crested
Newt in particular. If a population is found to be present, then bottle trapping may be necessary. Again,
any required mitigation measures will then be identified and delivered as required.
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The main area of important habitat is the second tier wildlife site that lies in a strip of land to the south
of the ponds and Bad Bargain Lane. It runs directly underneath the pylons and is a designated a Site
of Interest for Nature Conservation or SINC. This area does not receive statutory protection in the same
way as a Site of Special Scientific Interest (SSSI) and the citation of its reasons for designation is held
by the Local Authority (LA). Whilst this area of the site is currently designated as a SINC, it is our
understanding that any value that it had has now been removed on account of recent engineering works
undertaken by Yorkshire Water. The site’s remaining value will be re-assessed. Due to land ownership
constraints it is impossible to avoid this area of the site altogether. However, should any ecological
value remain, it is proposed to provide significant levels of compensation for the proposed loss of area
in the areas of land which surround it.

Accordingly, there are no biodiversity matters which would preclude either of the two development
options proposed at the site.

DELIVERING SUSTAINABLE DRAINAGE INFRASTRUCTURE

ID Civils have undertaken an up to date assessment of the development proposals against flood risk
and drainage policy and guidance.

In respect of flood risk, a review against Environment Agency (EA) Flood Risk and Surface Water
Flooding Plans has identified that the developable areas of the site are located within Flood Zone 1,
which are areas with a low risk of flooding (1 in 1000 year or greater annual probability). The site has
multiple points of access to the existing highway infrastructure and in the event of an extreme flood
there is a safe emergency access point for all developed areas. Development will be set at a minimum
level of 600mm above the EA modelled flood zone 3 levels and outside any Flood Zone 2 areas.

With regard to drainage matters, ID Civils confirm that a system of sustainable drainage will be
developed to ensure that surface water run-off from developed areas does not exceed the current
greenfield run-off rate from the site. A series of SUDS ponds/swales will be developed across the site
in accordance with current guidance and EA advice to ensure that run-off is attenuated prior to being
discharged to a watercourse. Attenuation will be designed to accommodate up to the 100-year storm
event, plus a factor of 50% to account for climate change and urban creep across the development
lifetime. The SUDS system will offer both run-off attenuation and improve water quality at the point of
discharge.

The capacity of foul and combined sewers to cater for the new development will be provided by
Yorkshire Waters powers under section 98 of the Water Act, following a detailed feasibility assessment
of the load provided by the development and the existing network and treatment work capacity.

MEETING THE CITY OF YORK’S FUTURE HOUSING NEEDS

As identified above, we believe that there is a case for the identification of additional housing allocations
to those currently proposed by CYC in order to meet the City’s housing needs over the proposed plan
period.

At present the Council have decided to progress with a housing target which is based solely on the
baseline figure which is derived from the ONS 2014-based sub-national household projections and does
not include the 10% uplift for market signals which is advised within the Council’s latest SHMA.

By omitting the 10% uplift, and not progressing with a housing requirement of 953 dwellings per annum,
the Council are failing to meet their full OAN, as required by the Framework and the Planning Practice
Guidance (PPG). There are considered to be no overarching constraints within the District that justify
the Council not delivering their full OAN. This approach fails to meet the any of the tests of soundness
set out in paragraph 182 of the Framework as the Local Plan is not positively prepared; justified;
effective and consistent with national policy.
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No evidence has been provided by the Council to justify the removal of the SHMA'’s proposed 10% uplift
for market signals and it is assumed that this has been viewed as a way of reducing the overall housing
target.

2

The Government’s recent consultation document “Planning for the Right Homes in the Right Places”
(September 2017) identifies a proposed standardised methodology for the calculation of the baseline
OAN for each of the Country’s Local Authority areas. Importantly, the guidance identifies in Table 1 on
Page 22 of the document that in the circumstance when a Local Authority’s Local Plan has not
progressed to the submission of the Local Plan by the 315t March 2018 then the proposed standardised
methodology should be utilised.

The Government’s proposed standardised methodology includes for an uplift for market signals over
and above the baseline figure and in the specific case of York, would lead to a housing requirement of
1,070 dwellings per annum. Although the methodology is subject to consultation and therefore carries
limited weight at this time, it provides an indication as to how the Government considers housing
requirements should be calculated, and the consideration of market signals is a key issue.

The Council are now in a position where their own evidence and the Government’s proposed
standardised methodology, all state that an uplift for market signals should be added to the baseline
figure, and all of which indicate that the true full OAN is greater than the 867 dwellings per annum which
is being proposed.

Therefore, in order to make the plan sound, the housing figure should be adjusted upwards to consider
market signals.

In conclusion, there is a compelling case for the release of additional land as housing allocations within
the emerging CYC Local Plan in order to meet the City’s full objectively assessed housing needs, such
as an extension of our client’s Land East of Metcalfe Lane, Osbaldwick site to deliver an increased total
of 1,225 new homes.

DELIVERY TIMESCALES

We envisage that a planning application will be submitted in 2019, following the adoption of the Local
Plan.

Taking into account the proposed submission date it is currently envisaged that first dwelling
completions on the site will take place in 2019/20 following the submission of a hybrid planning
application and initial site infrastructure works.

The potential size of the site offers the opportunity for three builders to develop the scheme
simultaneously. Therefore, it is anticipated that the development will deliver a yield of at least 90 homes
per annum with the potential to deliver up to 120 homes per annum. Whilst our Option 2 relates to a
development of over 1,000 homes (meaning up to four developers could potentially develop the scheme
simultaneously) taking into account the potential developers of this site, in this instance it is considered
sensible to base the delivery trajectory of the site of three builders delivering at least 90 homes per
annum.

The table below provides the site’s cumulative dwelling delivery projection per annum that CYC can
use within their forthcoming housing trajectory work.

13



PR
Year TWF Development Option 1 TWF Development Option 2

2018/2019 0 0

2019/2020 45 45

2020/2021 135 135
2021/2022 225 225
2022/2023 315 315
2023/2024 405 405
2024/2025 495 495
2025/2026 585 585
2026/2027 675 675
2027/2028 765 765
2028/2029 855 855
2029/2030 945 945
2030/2031 975 1,035
2031/2032 1,125
2032/2033 1,225

The proposed community infrastructure and areas of public open space will be delivered commensurate
with the progression of the development and made available for use as required.

The development proposals can deliver significant benefits to the City of York, alongside making a
significant contribution to CYC’s housing requirements over the course of the plan period. In reference
to CYC’s Pre-Publication Draft consultation document it is prudent to identify that the site has the
potential to deliver 975 to 1,225 homes within the anticipated plan period. Which is a greater contribution
to the City’s housing needs to that currently identified by CYC.

DELIVERABILITY ASSESSMENT

In accordance with Footnote 11 of Paragraph 47 of the National Planning Policy Framework, we believe
that the site can be considered as a Deliverable residential development site on account of: -

Suitability

The site is located in a suitable location for residential development now. As identified above, the
development proposals are situated in a suitable and highly sustainable location in respect of
connectivity to existing jobs and services and there are no technical or environmental (built and natural)
constraints that would preclude the development of the site.

Availability

The site is available for development now. The site is available for residential development as there are
no legal or ownership constraints as all landowners have made the land available for development.
TWF have an interest in the site and by virtue of this and previous submissions are expressing an
intention to develop the site for residential use.

Achievability

A viable housing development can be delivered on the site within the next five years and indeed within
the first 5 years of the adoption of the Local Plan. TWF are seeking to develop the site for residential
use. Prior to the progression of development sites, they undertake a thorough marketing and economic
viability assessment for each site, including an assessment of any site specific abnormal costs. The site
is considered to be achievable for residential development now as there is a realistic prospect that the
site can deliver new homes within the next 5 years and indeed within the first 5 years of the adoption of
the Local Plan.
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Deliverability Conclusion

The site can be considered a deliverable residential development site and its release would provide a
number of significant economic, social and environmental benefits as identified above.

CONCLUSIONS

On the basis of the information provided within this letter, and the enclosed documentation, we wish to
place on record our support for the proposed allocation of Land to the East of Metcalfe Lane which is
currently proposed by CYC as a new Sub-Urban Garden Village within the emerging City of York Local
Plan.

Whilst we support the principles of the allocation of the site, we believe that amendments are required
to the site’s proposed boundaries in order to ensure that CYC’s Garden Village philosophy for the site
can be delivered alongside each of CYC'’s identified Planning Parameters.

Our proposals have the potential to provide a new Sub-Urban Garden Village of either 975 homes or
1,225 homes, alongside the delivery of significant community infrastructure in the form of a new primary
school, a village centre, public open space, allotments and recreational facilities. The site is strategically
located to the east of the City, but importantly separated from the existing urban edge and surrounding
villages to ensure that the historic and landscape character of this area of the City is preserved and
enhanced where possible.

The development proposals are situated in a suitable and highly sustainable location and there are no
technical or environmental (built and natural) constraints that would preclude the development of the
site. The site is available now as it is under the control of a regional development company who are
actively seeking to secure the site’s allocation for residential development. The site can also be
considered achievable as new homes can be delivered on the site within the next 5 years and indeed
within the first five years of the Local Plan.

Finally, in respect of procedural matters, we would like to work alongside CYC to finalise the site specific
strategic development policy to be included within future versions of the Local Plan. Working together
we can ensure that CYC’s and the local community’s planning parameters for the site are deliverable.

Should you require any further details or clarification on the content of this letter please do not hesitate
to contact me.

Yours sincerely,

PAUL BUTLER

Director
paul.butler@pbplanning.co.uk

15


mailto:paul.butler@pbplanning.co.uk

Local Plan,

City of York Council,
West Offices,
Station Rise,

York, YO1 6GA

4t April 2018
Dear Sir or Madam,

CITY OF YORK LOCAL PLAN —LAND EAST OF METCALFE LANE - TW FIELDS — SUPPORT FOR
SITE REFERENCE ST7

We write on behalf of our client TW Fields (TWF) to provide City of York Council (CYC) with their
representations to CYC’s Publication Draft Local Plan (February 2018).

From a review of the latest version of the Local Plan, it is clear that CYC have not taken on board the
evidence we previously presented in our representations to earlier versions of the Local Plan, by letters
dated 12t September 2016 and 27" October 2017. As a result, we are concerned that the current
Publication Draft Local Plan cannot be considered sound in the context of Paragraph 182 of the NPPF.

This letter does not seek to re-iterate the comments made to CYC in our previously submitted
representations. These are enclosed, and we request that they are submitted alongside this letter to
the Secretary of State as a holistic comprehensive representation for the Land to the East of Metcalfe
Lane site.

This letter will however provide a summary of the comments previously made, before providing updates
in our response to CYC’s evidence base in association with the deliverability of this site and the
objectively assessed housing needs of the City.

Our client’s support CYC'’s identification of the site as a new Garden Village within the emerging City
of York Local Plan.

However, whilst the site can deliver 845 homes within the plan period within CYC’s current site red line
site allocation boundary, it is our view that the current boundary should be expanded in order to enhance
the community and green infrastructure that the site can deliver in respect of the policy aspirations
required by Policy SS9 of the Publication Draft Local Plan.

Furthermore, a key matter that CYC need to consider in respect of the need to expand the current red
line site allocation boundary for the site, is the requirement to deliver a southern access to Osbaldwick
Link Road. Extending the boundary as requested by these and previous representations will ensure
that this requested access (as stipulated by Policy SS9) can be delivered without any landownership
issues.

We understand that one of CYC’s concerns associated with the potential increase of the red line
allocation site boundary is the knock-on impact of an increase in the number of homes to be delivered
at the site. Consequently, within these representations we provide an additional option which, whilst
retaining our proposed minimum allocation boundary, will provide the number of homes desired at the
site by CYC and also increase the amount of land provided for community and green infrastructure.

We therefore request that CYC amend the red line allocation boundary prior to the submission of the
Local Plan to the Secretary of State in order to ensure that the Local Plan can be found sound. From a
delivery point of view, this will also allow us to prepare and submit a planning application prior to the
adoption of the Local Plan, which could then be determined shortly after the Local Plan’s adoption.
Thus, ensuring the delivery of new homes from the site at the earliest point possible.



LAND EAST OF METCALFE LANE, OSBALDWICK - SUMMARY & DEVELOPMENT OPTIONS

A summary of our previous representations is provided in the table below: -

Site ST7 — Representations Summary
o We fully support the principle of the proposed allocation of the site by CYC
e Three deliverable and viable development proposals are being put forward for CYC’s
consideration:

0 The delivery of 845 homes (including up to 253 affordable homes) at the site alongside
each of CYC’s proposed “Planning Principles” with additional areas of recreational open
space and landscaping.

0 The delivery of 975 homes (including up to 292 affordable homes) at the site alongside
each of CYC'’s proposed “Planning Principles”.

0 The delivery of 1,225 homes (including up to 368 affordable homes) at the site to meet
any potential increase in the City’s housing requirements, alongside a proportionate
enhancement to the benefits that the site can deliver in association with CYC’s proposed
“Planning Principles” for the site.

e The development proposals can deliver 315 homes within the first 5 years of the Local

Plan and up to 1,225 homes within the plan period.

e The proposals will deliver a Sub-Urban Garden Village design philosophy with the provision of
substantial community infrastructure including a primary school, village centre and public open
space, allotments and recreational facilities.

¢ The net developable residential area of each of the proposed options are either smaller or
similar in size to the current allocation site area prescribed by CYC.

e Vehicular access will be taken from Murton Way, Stockton Lane & Bad Bargain Lane.
Preferential walking and cycling routes are provided throughout the site to deliver direct routes
which are logical and well-integrated to encourage use. Bus penetration routes will be provided
through the site also.

e The existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation
Area will be preserved and enhanced through a series of green corridors and retention of
separation distances within the development masterplan. Including a large strategic greenspace
located in the central area of the site in accordance with CYC’s proposals.

¢ Ecological mitigation will be provided through the retention of existing features. The site
previously contained a SINC, however, the ecological value of this area of the site has now
been lost due to recent engineering works undertaken by Yorkshire Water.

e The development proposals replicate the historical development patterns of the City in respect
of the formation of a satellite settlement located on the periphery of the main urban edge.

Whilst the introduction of this letter focused on the need for CYC to expand the red line site allocation
boundary to ensure the delivery of a minimum 845 home Garden Village at the site, the site has the
potential to provide for a new garden village of either 845; 975; or up to 1,225 new homes, alongside
the delivery of significant community infrastructure in the form of a new primary school, a village centre,
public open space and recreational facilities.

The site has been identified as strategic housing site allocation ST7 within iterations of the City of York
Local Plan since June 2013. At that time the Preferred Options Local Plan identifies the site as having
potential to deliver 1,800 homes. The number of homes to be provided at the site was retained at 1,800,
along with an increase in the site’s allocation red line boundary, within the now withdrawn City of York
Publication Draft Local Plan (October 2014). Prior to the withdrawal of the previous Publication Draft
Local Plan, our clients undertook and submitted technical assessments associated with the delivery of
the previously proposed red line site allocation boundary and the delivery of 1,800 homes at the site.

As CYC have previously undertook public consultation and Sustainability Appraisal work in respect of

the larger site, there remains the potential for the enlargement of the allocation back to the previously
considered acceptable size, should CYC need to do so to meet the City’s increased housing needs.
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The site is strategically located to the east of the City, but importantly separated from the existing urban
edge and surrounding villages to ensure that the historic and landscape character of this area of the
City is preserved and enhanced where possible. The development proposals are situated in a suitable
and highly sustainable location in respect of connectivity to existing jobs and services and there are no
technical or environmental (built and natural) constraints that would preclude the development of the
site.

This letter reiterates our client’s design philosophy for the proposed development of a Garden Village
at the site and demonstrates the site’s deliverability for residential development in accordance with
national planning guidance. In doing so the letter refers to the following documents which are enclosed:

¢ Indicative Masterplan — Option 1 — PRA Architects — August 2016
¢ Indicative Masterplan — Option 2 — PRA Architects — October 2017

In our previously submitted representations we provided the key conclusions of a number of technical
assessments associated with the development proposals. The assessments referenced in our previous
submissions provide an update of the comprehensive technical reports which were previously submitted
to CYC in the promotion of the larger site area. The parameters established within the comprehensive
technical reports were utilised in the preparation of the indicative masterplans for the site. Full versions
of each of the above listed reports are of course available on request.

With regards to our proposed Option 1, which recommends the delivery of 975 homes at the site in
order to meet an evidenced increase to the City’s housing requirements, CYC’s Officer's endorsed an
increase in the proposed site allocation from 34.5ha (845 homes) to 44ha (975 homes) to CYC'’s Local
Plan Working Group on the 10t July 2017. The reasoning behind the recommendation was as follows:

“This reflects developers/landowners concerns raised regarding the viability/deliverability
of the site, the related ability to deliver the planning principles including provision of
educational and community facilities and concerns over the provision of site access to the
south of the site. Officers consider that this boundary amendment could improve the
viability of the site and ensure that the planning principles can be delivered.”

This option was also put forward by CYC’s Officer’'s as a potential change to the Local Plan ahead of
consultation in respect of the Publication Draft Local Plan at CYC’s Local Plan Working Group on the
231 January 2018.

Whilst CYC’s Officer's recommendations were not approved on either occasion, we believe there is still
a strong case for the expansion of the site in respect of both size and housing numbers. As CYC’s
Officer’'s recommendation mirrors our proposed Option 1 in respect of size and number of homes, we
fully support the previously proposed expansion of the site. These representations provide further
evidence to substantiate CYC’s Officer’s recommendation, whilst also providing further evidence of the
need to increase the size of the site in order to meet the increased housing needs of the City.

With regard to our proposed Option 2, the 1,225 homes opportunity for the development of the site was
previously put forward for CYC'’s consideration on account of the potential need for additional housing
numbers on account of the Government’'s recent announcement associated with a standardised
methodology for calculating annual housing requirements. The planning arguments associated with the
newly proposed second option are discussed in our previously submitted representations.

Notwithstanding the above, we believe that it is of paramount importance that in the first instance CYC
ensure that the site allocation red line boundary for their proposed number of homes (845) is correct to
ensure the delivery of a Garden Village style development alongside the comprehensive delivery of
CYC’s community and green infrastructure aspirations for the site as required by Policy SS9 of the
Publication Draft Local Plan.

With this point in mind, within these representations we provide a new 845 home option for the site
which, whilst retaining our proposed minimum allocation boundary, will provide the number of homes

3



desired at the site by CYC and also increase the amount of land provided for community and green
infrastructure.

The updated masterplan options associated with the development of the site are as follows: -
A. New Proposed Option. The delivery of 845 homes at the site. This option represents a deliverable
and viable opportunity to meet CYC’s proposed number of homes at the site, whilst also ensuring
that each of CYC’s proposed “Planning Principles” are delivered.

1. The delivery of 975 homes at the site to meet any potential increase in the City’s housing
requirements, alongside a proportionate enhancement to the benefits that the site can deliver in
association with CYC’s proposed “Planning Principles” for the site. This option could also deliver
an increase in economic and social benefits associated with the delivery of more homes at the site.

2. The delivery of 1,225 homes at the site to meet any potential increase in the City’s housing
requirements, alongside a proportionate enhancement to the benefits that the site can deliver in
association with CYC’s proposed “Planning Principles” for the site. This option could also deliver
an increase in economic and social benefits associated with the delivery of more homes at the site.

The proposed development options have been formulated following the undertaking of ecology,
landscape, Green Belt, flood risk, archaeology and highways assessments. The proposals seek to
deliver a Garden Village development, community facilities and substantial areas of recreation and
amenity areas. The vision of the proposals is to deliver a landscape led development which seeks to
preserve and enhance the green framework of the site and its surroundings.

Within our previous representations we provided an assessment of each of the development options
against each of CYC'’s policy parameters identified within draft local plan policy SS9. For brevity, we do
not seek to repeat this assessment here and ask that CYC refer to our previous submissions which are
enclosed with this letter.

However, in order to reaffirm our point in respect of the need to expand the current proposed site
allocation red line boundary, we provide in the table below an analysis of the amount of land that would
be available for community and green infrastructure within CYC’s current site allocation red line
boundary and each of our development options.

Option A (845 homes) has the same land area as the previously assessed Option 1 (975 homes) and
as a result there is an increase in the land available for new community and green infrastructure, which
will in turn allow the site to deliver all of the planning parameters in Policy SS9.
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Ref. CYC Option A Option 1 Option 2
Site Size / 35.4Ha / 845 Homes (845 plan period) 43.53Ha / 845 Homes (All within | 43.53Ha /975 Homes (All within 57.27 Ha/ 1,225 Homes (All
Capacity the plan period) the plan period) within the plan period)
Density / Strategic Site — 70% net site area at 35dph Garden Village — Approximately Sub-Urban Garden Village — Sub-Urban Garden Village —
Design 60% net developable area — Approximately 70% net Approximately 70% net
Ethos 26.4Ha at 32dph developable area - 30.47 Ha net developable area — 40.1 Ha
site area at 32dph net site area at 32dph
Additional | A density of 35 dph over the net developable | The option can deliver: - The option can deliver: - The option can deliver: -
Land Uses / | area would resultin a development that is similar | ¢ 0.43Ha of land for a Local e 0.43Ha of land for a Local e 0.43Ha of land for a Local
Analysis in density to those currently taking place within Centre Centre Centre

the main urban areas of the City i.e. Redrow’s
scheme at the Grain Stores; Persimmon’s
scheme at Germany Beck and BDW’s scheme
at New Lane, Huntington.

It does not allow for space/planting between
dwellings or further green wedges/planting
throughout the street scene. Which is what a
Garden Village ethos requires. Which is more
aligned to a density of 32dph and a net
developable area of 60% to 70%

At 32 dph over a 60% developable area, 680
homes could be delivered. This increases to 793
homes over a 70% new developable area.

Increasing this to at least 845 homes, would
therefore result in a reduction of the land
available for the delivery of all of the other
essential and desirable uses such as a new
primary school, local centre and recreational
open space.

e 1.91Ha of land provided for
Nursery and a two-form entry
Primary Education

e 14.79 Ha of Open Space
within the site.

e The delivery of the required
southern access road to
Osbaldwick Link Road.

e The existing views of York
Minster and the setting of
Millennium Way will be
retained and enhanced
through a series of green
corridors proposed within the
development masterplan.
Alongside the green corridors,
substantial areas of open
space will be retained
between the site’s boundaries
and existing settlement areas,
including Osbaldwick
Conservation Area.

¢ 1.91Ha of land provided for
Nursery and a two-form entry
Primary Education.

¢ 10.72Ha of Open Space within
the site.

¢ The delivery of the required
southern access road to
Osbaldwick Link Road.

e The existing views of York
Minster and the setting of
Millennium Way will be
retained and enhanced
through a series of green
corridors proposed within the
development masterplan.
Alongside the green corridors,
substantial areas of open
space will be retained
between the site’s boundaries
and existing settlement areas,
including Osbaldwick
Conservation Area.

e 1.91Ha of land provided for
Nursery and a two-form
entry Primary Education.

e 14.83 Ha of Open Space
within the site.

e The delivery of the required
southern access road to
Osbaldwick Link Road.

e The existing views of York
Minster and the setting of
Millennium Way will be
retained and enhanced
through a series of green
corridors proposed within the
development masterplan.
Alongside the green
corridors, substantial areas
of open space will be
retained between the site’s
boundaries and existing
settlement areas, including
Osbaldwick Conservation
Area.




The similarities between each of TWF’s development options are clear. Whilst they all represent
deliverable and viable development opportunities to deliver a significant proportion of the City’s housing
needs, the difference between the three options is associated with the increase in proposed residential
dwellings and, of course, the proportionate economic and social benefits associated with the delivery
of more homes from the site.

The three proposed development options at the site can deliver the following economic and social
benefits to the City of York: -

Option A Option 1 Option 2

Socio-Economic Benefit 845 975 1,225
Homes Homes Homes
Creating sustainable communities through meeting market and Including Including Including

affordable housing needs, offering existing and potential residents of | up to 405 | upto 292 | up to 368
the City the opportunity to live in the type of house and location they | Affordable | Affordable | Affordable
desire Homes Homes Homes
Delivering significant financial contributions towards the
improvement of the City’s infrastructure including the provision of
S106/CIL payments. The development has the potential to deliver a
new primary school. There will also be significant contributions
available to support the local secondary school, Archbishop
Holgate’s School, as well as potential new pupils to ensure its future
viability.
New capital construction expenditure from private funding £103.5m £119.8m £147.2m
Creation of substantial direct and indirect employment opportunities,
including apprenticeships, of which 70% are usually retained in the 339 Jobs 387 Jobs 405 Jobs

S106/CIL payments will increase
proportionately for each Option

local area.
Sustaining and improving the District’s labour market through Benefit will increase proportionately
delivering the right homes in the right locations. for each Option
Increased retail and leisure expenditure in the local area per annum £19.7m £22.8m £28m

Creation of additional jobs within the local retail and leisure sector 115 Jobs 133 Jobs 164 Jobs
Provision of funding towards public services from the Government’s £7.4m £8.56m £10.5m
new homes bonuses

Provision of funding towards public services from annual Council tax £1.23m £1.43m £1.75m
payments

Provision of services including superfast broadband _

Itis clear that all three of our proposed development option for the site can deliver substantial economic,
social and environmental benefits to the local area and wider City.

The National Planning Policy Framework seeks to encourage sustainable growth and identifies in
Paragraph 8 that economic growth, such as that which this site can deliver, can secure higher social
and environmental standards. Furthermore, Paragraph 52 identifies that the supply of new homes can
sometimes be best achieved through planning for larger scale development, such as new settlements
that follow the principles of Garden Cities (or a Garden Village in this case).

A NEW GARDEN VILLAGE - PRESERVING THE CHARACTER AND SETTING OF YORK

The site is located on the eastern boundary of the City adjacent to the Heworth, Tang Hall, Burnholme
and Osbaldwick areas. Homes on the site will be designed and delivered within a comprehensive
masterplan which will ensure that they respect the character of the surrounding area whilst seeking to
incorporate 215t century designs to provide a development of its own unique character within a Green
Framework. The proposals will contain design guides which will help to create a new exemplary Garden
Village for York.

The Indicative Masterplan options prepared by PRA identifies the site’s potential to deliver the following:
e By undertaking a landscape led masterplan, development parcels have naturally been developed.



e Existing landscape features, including hedges and trees are retained within the site and can be
further enhanced through additional planting within the built form.

e Adequate access can be achieved to the site for pedestrians, cyclists and vehicles, providing easy
access to public transport and services which exist within the locality. Vehicular access will be
taken from Murton Way, Stockton Lane & Bad Bargain Lane. Preferential walking and cycling
routes are provided throughout the site to deliver direct routes which are logical and well-integrated
to encourage use. Bus penetration routes will be provided through the site also.

e The existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation
Area are an important natural/built resource that have been preserved and enhanced through a
series of green corridors and retention of separation distances within the development masterplan.
Including a large strategic greenspace located in the central area of the site in accordance with
CYC’s proposals.

¢ Whilst the site comprises open land, its boundaries will be clearly well-defined, robust and enduring
and have the ability to contain development within a framework of settlement, vegetation cover
and landform.

e Sustainable drainage systems minimising surface water run-off will be delivered. The proposed
drainage ponds will also provide ecological benefits.

e Up to 1.91Ha of land for new Primary School buildings and playing fields are to be provided on
site.

e 10.72ha to 14.83ha of public open space distributed evenly throughout the site allowing easy
access for all future residents of the development.

e Amenity space which has been carefully considered in terms of its position both in relation to its
accessibility and usability and also in respect of its visual impact and sensitivity to its surroundings.

e Ecological mitigation will be provided through the retention of existing features. The site previously
contained a SINC located close to the proposed southern access point, however, the ecological
value of this area of the site has now been lost due to recent engineering works undertaken by
Yorkshire Water.

e The development parcels, although secondary in their positioning within the site, will provide 845,
975 or 1,225 homes in a high-quality environment sitting harmoniously within wider landscape
setting.

The site was identified by the Council because it is not located in an area of “Primary Constraint” and
does not compromise York’s future Green Belt proposals. The development has been master-planned
so that it will have minimum impact on the historic character and setting of the City. As stated above,
the existing views and setting of York Minster, Millennium Way and Osbaldwick Conservation Area will
be preserved and enhanced through a series of green corridors and retention of existing separation
distances from present residential areas.

The development proposals replicate the historical development patterns of the City in respect of the
formation of a satellite settlement located on the periphery of the main urban edge.

H2 Landscape Planning Partnership, previously undertook a Landscape & Visual Impact Assessment
of the site in association with the previously proposed larger housing allocation. This work was
previously submitted to CYC. They have assessed the amended proposals for the site and have
concluded that the current masterplan is fully in accordance with their previously identified Landscape
and Visual Impact recommendations.

With regards to built heritage, the prominence of the Minster and the corresponding low-lying
surrounding landscape, allow far-reaching views which emphasise the strong identity of the city. As
such, the City Council are keen to ensure that this dominance is protected within new development,
alongside the ability to appreciate and understand the historic settlement of York itself. As identified
above, future development within the site will take these aspects into consideration.

With regard to the tangibility of the historic City, the proposed development area has not been
highlighted by the Council within their Historic Character and Setting Update (2013) or their earlier 2011
document as contributing to the City’s historic character and setting. However, land adjacent to the
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development area to the east has been highlighted as an ‘area preventing coalescence’ and an ‘area
retaining rural setting’. Modern housing already forms a separation with the historic urban form to the
west of the site and extension within this area would not remove the understanding of the historic form
within the city. There is the potential for infringement upon the historic village of Osbaldwick, one of the
city’s historic satellite settlements; however, as can be seen from the enclosed indicative masterplans,
this can be mitigated through the provision of the proposed substantial separation buffer.

With regard to views of York Minster, the development area does lie within one key long-distance view
and one key city-wide view, as defined in the York City Central Historic Core Conservation Area
Appraisal. Both incorporate long-distance views of the Minster, within which the urban form already
forms part of the backdrop. The enclosed indicative masterplans seek to preserve these views through
the provision of a series of green corridors and specifically through the delivery of the central strategic
greenspace as desired by CYC. Furthermore, it is considered unlikely that low-level residential
development will form a dominant feature of these views and will not interrupt any existing key views.

Accordingly, there are no heritage matters which would preclude the development options proposed at
the site.

The development proposals will deliver a landscape led development which is separated from the
existing urban edge and surrounding villages and ensures that the historic and landscape character of
this area of the City is preserved and enhanced where possible.

MEETING THE CITY OF YORK’S FUTURE HOUSING NEEDS

We maintain our view that there is a case for the identification of additional housing allocations to those
currently proposed by CYC in order to meet the City’s housing needs over the proposed plan period.

At present the Council have maintained their decision to progress with a housing target which is based
solely on the baseline figure which is derived from the ONS 2014-based sub-national household
projections and does not include the 10% uplift for market signals which is advised within the Council’s
latest SHMA.

By omitting the 10% uplift, and not progressing with a housing requirement of 954 dwellings per annum,
the Council are failing to meet their full OAN, as required by the Framework and the Planning Practice
Guidance (PPG). There are considered to be no overarching constraints within the District that justify
the Council not delivering their full OAN. Such an approach therefore fails to meet any of the tests of
soundness set out in paragraph 182 of the NPPF as the Local Plan is not positively prepared; justified;
effective and consistent with national policy.

No new evidence has been provided by the Council to justify the removal of the SHMA’s proposed 10%
uplift for market signals and it is assumed that this has been viewed as a way of reducing the overall
housing target. This is unacceptable and is not a sound and robust means of preparing a Local Plan.

The Government’'s consultation document “Planning for the Right Homes in the Right Places”
(September 2017) identified a proposed standardised methodology for the calculation of the baseline
OAN for each of the Country’s Local Authority areas. The Government’s proposed standardised
methodology includes for an uplift for market signals over and above the baseline figure and in the
specific case of York, would lead to a housing requirement of 1,070 dwellings per annum.

Since the commencement of CYC’s consultation on the Publication Draft Local Plan, the Government
have published further consultation documents associated with a Revised National Planning Policy
Framework and Draft National Planning Practice Guidance in March 2018.

The Draft National Planning Practice Guidance (Draft NPPG) provides further guidance in respect of
the calculation of an LPA’s OAN. The document maintains the proposed standardised methodology for



the calculation of OAN, using household projections as the baseline and an uplift for market signals.
However, it also identifies the following other key considerations: -

e Plan-making authorities should not apply constraints to the overall assessment of need.
Limitations including supply of land, capacity of housing markets, viability, infrastructure, Green
Belt or environmental designations, are considerations when assessing how to meet need. These
types of considerations are not relevant to assessing the scale of that need.

e There may be circumstances where it is justifiable to identify need above the need figure
identified by the standard method. The need figure generated by the standard method should be
considered as the minimum starting point in establishing a need figure for the purposes of plan
production. The method relies on past growth trends and therefore does not include specific uplift
to account for factors that could affect those trends in the future. Where it is likely that additional
growth (above historic trends identified by household projections) will occur over the plan period,
an appropriate uplift may be applied to produce a higher need figure that reflects that anticipated
growth. Circumstances where an uplift will be appropriate include but are not limited to; where
growth strategies are in place, strategic level infrastructure improvements are planned, funding
is in place to promote and facilitate growth (i.e. Housing Deals, Housing Infrastructure Fund). We
would consider the impact of anticipated growth through an Enterprise Zone (York
Central, which is also an identified Housing Zone) to be included as an appropriate
circumstance to increase housing growth as well. CYC have also submitted two Housing
Infrastructure Fund bids to Government as well. One at York Central and one at the Clifton
Gate site.

e The total need for affordable housing will need to be converted into annual flows by calculating
the total net need (subtract total available stock from total gross need) and converting total net
need into an annual flow. The total affordable housing need can then be considered in the context
of its likely delivery as a proportion of mixed market and affordable housing developments, given
the probable percentage of affordable housing to be delivered by market housing led
developments. An increase in the total housing figures included in the strategic plan may need
to be considered where it could help deliver the required number of affordable homes. Given
York’s affordable housing needs, we consider that compelling evidence is available to
justify an uplift in the OAN on in order to meet such housing needs.

Although the Revised NPPF and Draft NPPG are still subject to consultation, they provide a further
indication as to how the Government considers housing requirements should be calculated, and the
consideration of market signals, strategic growth (employment & housing) and affordable housing as
key issues to be considered. Which align closely with the current provisions of the NPPF. Put simply,
the guidance provided in the bullet points above cannot be ignored.

The Council are now in a position where their own evidence and the Government's proposed
standardised methodology, all state that an uplift for market signals should be added to the baseline
figure, and all of which indicate that the true full OAN is greater than the 867 dwellings per annum which
is being proposed.

Therefore, in order to make the plan sound, the housing figure should be adjusted upwards to consider
market signals, strategic growth and affordable housing needs. This is turn will require additional sites
to be allocated for residential development.

Our clients have also previously identified concerns with the approach taken by CYC with regard to the
delivery of windfall development throughout the plan period. Such a reliance on unplanned development
is contrary to the legislative provision of a plan-led system and should not form the basis of the CYC
Local Plan moving forwards. Such an approach will not direct homes to those areas that have seen
limited growth over recent years and have a clear need for new homes in the future. It is also highly
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likely that no affordable housing will be provided on windfall sites located in the Urban Area on account
of the 15-dwelling threshold proposed in draft Policy H10.

Finally, there are also concerns associated with the deliverability of the York Central and Barrack sites.

In respect of York Central this relates to uncertainties over the timescales associated with the site’s
initial infrastructure works and the final quantum of new homes that can be delivered at the site. We
have raised a number of concerns over the ability of the York Central site to deliver the proposed
number of homes within the plan period at every stage of consultation on the Local Plan. However,
notwithstanding these comments, the number of homes anticipated to be delivered at the site has been
increased to between 1,700 and 2,500, with a minimum of 1,500 homes within the plan period. The
provision of a range of housing numbers is evidence to justify our case of the uncertainties associated
with the development of the site. Furthermore, there is no justifiable evidence to back up these figures.

With regard to the Barrack sites, the concerns relate to when and if both of the sites will become
available for development within the plan period. At present no concrete evidence has been provided
by the Ministry of Defence that these sites are indeed no longer needed.

Unless these current uncertainties are resolved, it is our view that the quantum of new homes to be
delivered at these sites should be considered over and above the identification of housing allocations
to meet the City’s housing needs. If not, there is a real possibility that that the City could fail to
demonstrate the delivery of a sufficient number of deliverable housing sites to meet the City’s housing
requirement.

In conclusion, when each of the above points are considered holistically, there is a compelling case for
the release of additional land as housing allocations within the emerging CYC Local Plan in order to
meet the City’s full objectively assessed housing needs, such as an extension of our client’s Land East
of Metcalfe Lane site to deliver at least 975 homes.

Notwithstanding the above, in the first instance CYC need to ensure that the site allocation red line
boundary for their proposed number of homes (845) at the Land East of Metcalfe Lane site is correct to
ensure the delivery of a Garden Village style development alongside the Council’s community and green
infrastructure aspirations for the site as required by Policy SS9 of the Publication Draft Local Plan.

MECHANISM TO AMEND THE SITE ALLOCATION BOUNDARY

There is a legal process which CYC can undertake in order to amend the red line site allocation
boundary ahead of the submission of the Local Plan to the Secretary of State.

The process includes the following steps: -

Amend the Local Plan’s Proposal Maps;

Update the Local Plan’s Sustainability Appraisal;

Update Local Plan Policy SS9 (if necessary); &

Reference the amendments to the Proposal Maps and Policy SS9 within a Modifications
Document to be submitted to the Secretary of State along with the Local Plan.

In order for the Local Plan to meet its legal obligations, it is necessary for the Sustainability Appraisal
to be up to date in respect of the final, submitted, red line site allocation boundary for the site and the
guantum of development proposed.

Consequently, should CYC update the current Sustainability Appraisal in accordance with the red line
site allocation boundary proposed within our representations for the 845 homes option, and include
reference to the quantum of development identified in the table above on Page 5 of these
representations, then CYC would be legally allowed to amend the red line site allocation boundary prior
to the submission of the Local Plan to the Secretary of State.
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As adequate consultation has already taken place on a variety of development options for the site
previously, including a much larger site area, the Local Plan would be considered sound with regards
to the obligations of national planning policy and guidance.

We urge CYC to undertake the tasks identified above to ensure that the Local Plan can be found sound
on the submission of the Local Plan to the Secretary of State in respect of Local Plan Policy SS9.

CONCLUSIONS

On the basis of the information provided within this letter, and the enclosed documentation, we wish to
place on record our support for the proposed allocation of Land to the East of Metcalfe Lane which is
currently proposed by CYC as a new Garden Village within the emerging City of York Local Plan.

Whilst we want to work alongside CYC to ensure the delivery of a sound Local Plan for the City, we are
concerned that unless changes are made to the Publication Draft Local Plan prior to its submission to
the Secretary of State, it will not be in a position where it can be found sound. With regards to the East
of Metcalfe Lane site, this relates to the proposed site allocation boundary.

Whilst we support the principles of the allocation of the site, we believe that amendments are required
to the site’s proposed boundaries in order to ensure that CYC’s Garden Village philosophy for the site
can be delivered alongside each of CYC'’s identified Planning Parameters.

Whist the delivery of 845 homes at the site within the plan period can be considered sound in respect
of Paragraph 182 of the NPPF. We believe that Policy SS9 of the Local Plan would be considered more
robust and sound if the red line site allocation boundary is amended to mirror that which we propose in
our client’s 845 home option.

Furthermore, these representations have also presented a compelling case for the release of additional
land as housing allocations within the emerging CYC Local Plan in order to meet the City’s full
objectively assessed housing needs.

Consequently, our proposals have the potential to provide a new Garden Village of either 845 homes,
975 homes or 1,225 homes, alongside the delivery of significant community infrastructure in the form
of a new primary school, a village centre, public open space, allotments and recreational facilities. The
site is strategically located to the east of the City, but importantly separated from the existing urban
edge and surrounding villages to ensure that the historic and landscape character of this area of the
City is preserved and enhanced where possible.

The development proposals are situated in a suitable and highly sustainable location and there are no
technical or environmental (built and natural) constraints that would preclude the development of the
site. The site is available now as it is under the control of a regional development company who are
actively seeking to secure the site’s allocation for residential development. The site can also be
considered achievable as new homes can be delivered on the site within the next 5 years and indeed
within the first five years of the Local Plan.

In light of the guidance provided in Paragraph 182 of the NPPF, we consider the following: -

e The Local Plan is positively prepared in respect of the delivery of 845 homes at the Land East
of Metcalfe Lane site as the delivery of homes from the site will contribute significantly to meeting
the evidenced objectively assessed development and infrastructure requirements of the City.

e The Local Plan is justified in respect of the Land East of Metcalfe Lane site as compelling
evidence has been provided in this and previously submitted representations to demonstrate that
the site’s allocation is an appropriate strategy for delivering a sustainable Garden Village of 845
homes in this location of the City;
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e The Local Plan is effective as the proposed housing numbers at the Land East of Metcalfe Lane
site are entirely deliverable within the plan period; &

e The Local Plan is consistent with national policy in respect of the Land East of Metcalfe Lane
site as compelling evidence has been provided to demonstrate that the proposed development
will deliver sustainable development within the plan period. Particular in respect of Paragraph 52
of the NPPF which identifies that the supply of new homes can sometimes be best achieved
through planning for larger scale development, such as new settlements that follow the principles
of Garden Cities (or a Garden Village in this case).

Finally, in respect of procedural matters, we would like to work alongside CYC to finalise the site specific
strategic development policy to be included within future versions of the Local Plan. Working together
we can ensure that CYC'’s and the local community’s planning parameters for the site are deliverable.

Should you require any further details or clarification on the content of this letter please do not hesitate
to contact me.

Yours sincerely,

PAUL BUTLER

Director
paul.butler@pbplanning.co.uk
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i-Transport LLP

1 Transpnrt Centurion House
129 Deansgate
Manchester

M3 3WR

Tel: 0161 830 2172
Fax: 0161 8302173
www.i-transport.co.uk

York Local Plan

Site ST7 Land East of Metcalfe Lane

Access Provision

1. City of York council (CYC) proposes to allocate Land East of Metcalfe Lane, York for residential
development. CYC's site reference is ST7 and the Council has estimated an indicative site capacity

of 845 dwellings.

2. The site was previously included within the Publication Draft Local Plan as a strategic site with a
capacity of 1,800 dwellings. Submissions were made at the time showing how the then
development quanta could be delivered in transport terms, taking account of the locational

benefits of the site.

3. Access was proposed at the time from the north and south of the site as follows:
e From the north off Stockton Lane, with priority junction and roundabout options shown.
e From the south off Murton Road, via either an extension of the Osbaldwick Link Road or a
new roundabout off Murton Way.

e Asecondary/emergency access was also suggested via Bad Bargain Lane.

4. Although the size of CYC’s proposed allocation has reduced, it remains appropriate that three

access opportunities are retained to serve the site for the following reasons:-

i. Trafficis spread between the access points, ensuring that the development is not constrained

by capacity on the existing road network.

ii. Traffic from the site can leave the site at the junction closest to the destination and thus
minimise traffic flows on the external road network. A road can be provided through the site
which facilitates this but which does not encourage rat-running. Previous modelling work,

by CYC'’s consultants, confirmed this.

Ref: SEE/dc/ITM9253
Date: 29 July 2016 Page 1
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Vi.

Vii.

viii.

The accesses provide good and direct connections to the strategic road network with these
via Stockton Lane, Hopgrove Lane and Malton Road to the north and via Osbaldwick Link
Road and Hull Road to the south. This minimises the passage of traffic through established

urban areas.

Two routes to the strategic road network (SRN) will minimise traffic impacts at junctions on

the SRN and on sections of York ring road.

Trips around the city centre are minimised as traffic can approach destinations near the

centre using the most appropriate radial route, accessed by travelling through the site.

The proposed allocation is not adjacent to the main road network and therefore the provision

of several access points minimises culs-de-sac lengths.

Travel distances will be reduced, resulting in reduced emissions and environmental impacts.

The provision of three accesses will facilitate a supporting bus strategy with buses able to use
through routes, again avoiding culs-de-sac which bus operators prefer to avoid. North —

South bus routes can also be facilitated.

With access to and from the north and south, Bad Bargain Lane can either be used as a
secondary/emergency access or as a sustainable modes corridor predominantly used by

buses, pedestrians and cyclists. Thus maximum flexibility is retained.

Ref: SEE/dc/ITM9253
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1.0
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1.2

1.3

1.4

Introduction

This Residential Land Allocation Promotion Document has been produced by the following team to
demonstrate the suitability, availability and deliverability of strategic site ST7 (Metcalfe Lane) as
identified in the York Local Plan Preferred Options (published June 2013):

e Johnson Brook Planning and Development Consultants - Planning and Project Coordination
e PRA Architects — Master-planning

e i-transport — Transport

e H2 Landscape Planning Partnership — Landscape and Visual Considerations

¢ URS - Baseline Environmental Assessment

Following engagement with City of York Council, Taylor Wimpey and Barratt David Wilson Homes
have entered into a collaborative approach to produce a joint master plan to demonstrate how the
whole strategic allocation can be delivered and developed. Taylor Wimpey and Barratt David Wilson

Homes have a successful history of collaboration to provide high quality housing developments.

The purpose of this brochure is to promote the residential development allocation and its associated
physical, social and environmental infrastructure in order to ensure an integrated and sustainable
master planned development using the comprehensive definition of sustainability now contained in

the National Planning Policy Framework

Taylor Wimpey and Barratt David Wilson Homes’ land holdings form the majority of the proposed
residential allocation, known as land to the East of Metcalfe Lane, York (Local Plan Preferred
Options reference ST7 and site assessment reference 699). It is adjacent to the outer urban edge of
the main urban area and 3km to the east of the city centre. The site is in the Heworth Without ward
of the City Council’s area. The site was previously identified as part of Potential Area of Search B in
the York Strategic Housing Land Availability Assessment (September 2011) and the York Core
Strategy Submission (September 2011). The Local Plan Preferred Options was first made publicly
available in April 2013 and the draft plan documentation together with the wide range of evidence
base documents have been used in the preparation of this document. The bulk of this land is in
agricultural use and is currently in the draft Green Belt in the York Local Plan (4th set of changes)
2005.
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1.7

This document provides a description of the site and its location (section 2); outlines the relevant
national and local planning policy context (section 3); and highlights the accessibility of the site to
local services, concentrations of employment and transport connections which establishes its
sustainable location. The other sustainable attributes of the development proposals are considered
(section 5). A review of all the main opportunities and constraints which will influence the form,
extent, layout and overall quality of the development are considered in section 4 and these include
landscape and visual impact, transport and access, biodiversity, drainage and flood risk, and
heritage considerations. Section 6 demonstrates the evolution of the development proposals and

finally at section 7 the development master plan is presented.

The developers and members of their consultancy team have attended meetings and a series of
workshops organised by the City Council during the last half of 2013. A summary review paper of
these workshops was circulated by the Council at the beginning of January and this incorporated
guidance on developing the site allocation proposals as well as a set of commentaries from both
internal and external planning consultees covering the great majority of topic areas requiring
consideration when preparing a large scale development scheme. The Council have set a deadline
of the 31% January for the submission of the allocation promotion documents. Following this a
programme will be developed for the preparation of a formal environmental impact assessment and
other more detailed topic based reports including advocacy documents leading up to the eventual
submission of an outline planning application later in the year. In their recent review paper the
Council have acknowledged that a number of the assessments and information requirements will be
covered in the subsequent work and discussions from February onwards.

Barratt and David Wilson Homes (BDWH) and Taylor Wimpey (TW) are both committed to
producing high quality developments. David Wilson Homes are the developers of the first phases of
the nearby Derwenthorpe scheme to the immediate north of Osbaldwick Village in conjunction with
the York based Joseph Rowntree Trust. This scheme has already been nominated for a number of
awards. TW has recently become the first volume house builder to be awarded the ‘Built for Life’
national award for its development on the Church Fields, Boston Spa scheme in Leeds Metropolitan
District. In order to maintain these high design standards, as required in the National Planning
Policy Framework (NPPF), the developers and their consultants will produce a design code
document for the master plan area. The design code will be developed in co-operation with key
stakeholders and will contain guiding principles to ensure the delivery of a high quality living
environment.




2.0 Location, Site Description and Baseline Conditions

2.1 Location

The proposed urban extension area is located approximately 800 metres to the west of the A64

which forms the southern and eastern outer ring road around the City. The centre of the site is

approximately 3km from York City Centre which provides an excellent range of services providing

for an extensive retail and commercial catchment. Approximately 2 km to the south of the site is the
major campus of York University at Heslington. The Campus One area incorporates the York

Science Park and to the immediate east Campus Two and a further technology park are to be
developed. York University ranks in the top 10 UK universities both in terms of its research
capabilities and its service delivery to students. The City Centre and the University are major
centres of employment within very close proximity to this proposed residential development site.

The large scale retail and mixed use centre at Monks Cross is approximately 2kms from the centre

of the ST7 allocation, though at present the best connection is west via Stockton Lane and then o N b 2 A
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Map showmg York City Centre, the proposed site identified in the red outline and the nearby
Derwenthorpe Development identified in blue.
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Given the NPPF presumption in favour of sustainable development, the sites supporting evidence,
confirming proximity to key drivers:

- Strategic location

- Employment

- Transport hubs and connectivity

- Bridleways, public footpaths and cycleways
- The wider landscape context

- Local schools and nurseries

- Local facilities.

The location of the proposed development site fulfils the aspirations of the three key dimensions
required to achieve sustainable development as stated within the NPPF. The site achieves an
economic, social and environmental role with sustainability being the golden thread within the

making of this plan.




2.3

2.4

2.5

Site Description

The whole of the site is fairly level and the height above ordnance datum (AOD) ranges from 12 to
15 metres. The existing ST7 boundaries in the draft Local Plan are more confined than those in the
allocation boundaries advocated by the developers (see subsequent sections and the evolution of
the masterplan). The existing Local Plan proposals fall some way short of the two main highway
connections at Murton Way/Osbaldwick Link Road to the south and Stockton Lane to the north.
The current naming of the site after the limited local highway, Metcalfe Lane (predominantly a
footpath/bridleway which runs south to north at the western end of the site) is a strange choice. Bad
Bargain Lane to the west of the site forms a residential distributor access and then continues west
to east through the proposed site eventually linking with the highway network to the east of the A64.
This route is not considered to be suitable/preferable as one of the main access points into the

development site (see subsequent highway analysis).

The baseline landscape characteristics of the site are described in more detail below and
subsequent sections on sustainability and transport describe the existing and potential connectivity
of the site with surrounding areas and the main employment concentrations in the City Centre, at
the University and Monks Cross. The land is in agricultural use with a smaller field network to the
north and to the immediate south of Bad Bargain Lane with medium sized fields in the southern
area. A series of photographs together with a plan of viewpoints are presented at pages 11 to 14
which further describe the site characteristics and boundary treatments.

The site is an irregular shape covering an area of approximately 112 hectares. The site has a
general north-south alignment some 2kms in extent from Stockton Lane to the Murton Way/
Osbaldwick Link Road.
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View 5

View 6

View 8
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View 9

View 11
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View 13

View 14

View 15 View 16

View 17
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2.6

2.7

2.8

2.9

2.10

2.11

Baseline Site Conditions

The site includes 3 farm building groups:-

e Sugar Hill Farm, accessed by private track, approximately 100m from Stockton Lane in
the northern part of the site.

e Apple Tree Farm is located to the North of Bad Bargain Lane, approximately 190m from
the site’s western boundary, and

e The Cottage Farm building group is on the South side of Bad Bargain Lane, in the

centre of the site.

The site area covered in the allocation proposed by the developers has direct frontages and existing
field access points off Stockton Lane to the north, Bad Bargain Lane and Metcalfe Lane to the west
and Murton Way to the south. The boundaries of the site as a whole are relatively complex and
consist of 21 sections, which are numbered and shown on the aerial photograph at plan 2 (page 16)

and described in the table at appendix 1 to this report.

The site is divided into roughly two halves - North and South of Bad Bargain Lane (for the most part
a bridleway) which follows a low ridge of marginally higher ground running from York to Murton
Grange and the A64 East of the site. The northern part is further subdivided by the course of Old
Foss Beck, which enters in the North East corner and hugs the eastern boundary before crossing

the site from East to West.

The northern part of the site, mainly to the North of Old Foss Beck, is subdivided into 7
small/medium fields, separate paddock and curtilage areas to Sugar Hill Farm, and a narrow strip of
land to the immediate east of the adjoining residential properties, further subdivided into horse

paddocks.

Between the beck and Bad Bargain Lane, the eastern half of the site is occupied by a single large
arable field, whilst the western half is characterised by four small fields and a series of paddocks

surrounding the farm building group at Apple Tree Farm.

With the exception of the single large field unit, and 2 fields North of the beck, the remainder of the

site north of Bad Bargain Lane is predominantly improved/semi-improved grassland (most of which
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is heavily horse grazed), but one small field is rank and unmanaged. Field Boundaries are largely
defined by intact, mature hedgerows to c6m high. There are also sections of hedgerow along the
bank of the beck, although the southern bank of the beck is open and unshaded. Small peripheral
copses, situated to the rear of properties on Galtres Road, Springfield Road and to the rear of
properties on Bramley Garth on the western site boundary all have a significant influence on the
western part of the site. A row of mature Lombardy poplars line the access track to Sugar Hill Farm.

Native hedgerow trees (including a high percentage of oak) are scattered along the hedgerows.

Bad Bargain Lane is screened and sheltered to both North and South by strong hedgerows and

strips of woodland.

To the South of Bad Bargain Lane, the more easterly fields are large and open, with smaller field
units enclosed by hedgerows to the settlement edges and surrounding the Cottage Farm building
group. The larger field units in the southern part of the site are more likely to be enclosed by
makeshift timber post and wire fencing, where the hedgerows have suffered from over management
and had to be supplemented or replaced. Some boundaries are defined by fence and drainage
ditch. The older, smaller fields are more likely to be defined by strong and mature hedgerows,

though some are gappy and in need of maintenance.
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Extract from Landscape & Visual Assessment: Section 2 (H2 Landscape Planning Partnership)
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Extract from Landscape & Visual Assessment: Section 3 (H2 Landscape Planning Partnership)
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2.14

2.15

2.16

2.17

2.18

2.19

Landscape Receptors
Topography

The Vale of York is a broad low lying area some 35km across bounded by a ridge of magnesian
limestone which rises to the West, and by the Howardian Hills and Yorkshire Wolds to the East.
Levels over the majority of the area are between 10 and 20m AOD and the variation in topography

is very subtle, giving the appearance of flat or very gently undulating landscape.

The study area, to the East of York’s urban area, is mainly low-lying land with the highest point in
the locality being only 19m AOD. Most of the study area, including the site itself is flat or gently
(almost imperceptibly) undulating, at an elevation of c12-15m AOD. A ridge of high ground passes
along the southern edge of the study area and arcs northwards along the line of the A166 to Holtby
and Warthill about 3.5Km East of the site.

Topography is not a significant issue on this site and is not considered further.

Geology and Soils

The geology of the Vale of York has been strongly influenced by the glacial action and deposition
associated with the last ice age, and the present day landscape owes more to the presence of a
complicated series of drift deposits including sands and gravels and morainic material, than to the

underlying geology of Triassic sandstones and mudstones.

The study area is entirely made up of Alluvial Warp and Lacustrine Clay, giving rise to soils of the
Foggathorpe 2 Series — slowly permeable, seasonally waterlogged, stoneless, clayey and fine

loamy over clayey saoil.

Geology and soils are not considered to be significant landscape issues for this site and are not
considered further.

Residential Land Allocation Promotional Document For Land to East of Meltcalfe Lane — ST7

2.20

221
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2.23

2.24

2.25

2.26

Drainage

The principal rivers draining the area are the Ouse which flows through York, and its tributary the
Foss, which meets the Ouse in the centre of York. Many of the surrounding low-lying areas are
naturally poorly drained, and a feature of the area is the many drainage channels and streams

which cross it.

The site is generally flat, with an almost imperceptible ridge of higher ground along the line of Bad
Bargain Lane, separating the catchments of Old Foss Beck to the North, and Osbaldwick Beck to
the South.

To the North, the course of Old Foss Beck meanders in a south-westerly direction from the southern
side of Strensall Common, crossing Stockton Lane c60m north of the site’s north eastern corner.
When it leaves the site at roughly the midpoint of the northern part of the site’s western boundary,
the beck enters the built up area of York, now renamed Tang Hall Beck and continuing South West
to join Osbaldwick Beck before draining into the Foss at Layerthorpe. A short section of open
drainage ditch joins the beck from the North, just to the East of the Sugar Hill Farm building group.
There are no other open ditches, although shallow field drains follow many of the field boundaries.

To the South of Bad Bargain Lane, the land drains southwards to Osbaldwick Beck which runs from

East to West through the centre of Osbaldwick village, eventually joining the Foss in York.

There is potential for flooding in a narrow band to either side of both watercourses which could
affect sections of the northern and southern parts of the site, and an increased risk in the small

streamside meadows at the site’s north eastern corner.

To the South of Bad Bargain Lane, open drainage ditches run East, West and South along field

boundaries from the Cottage Farm Building group.

A series of 3 ponds of varying sizes are centrally located within the site, and 2 small ponds are
located close to the southern boundary. All have potential to provide biodiversity interest and add to

visual amenity.
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2.28

2.29

2.30

231

2.32

Flood risk is dealt with by others, but in landscape terms Old Foss Beck and the ponds in the
southern part of the site are potentially significant features for the ecology and biodiversity of the
site, add to visual amenity and are also important as

a potentially significant

recreational/leisure/amenity feature. The South East corner of the site, prone to flooding by

Osbaldwick Beck is classified as a Site of Importance for Nature Conservation.

In landscape terms therefore, Drainage is considered to be a landscape receptor of Medium

Sensitivity.

Land Cover and Vegetation

Plan 4 (page 19) indicates the landscape context and the range of land uses in the study area

selected for landscape purposes.

Arable farming predominates in the study area, although there are significant areas of grazing
pasture (mainly for horses) at the urban edge. The site typically exhibits improved or semi improved
grassland, grazed by horses to its western side, and arable crops in the larger fields. One small
central field on the North side of the beck is unmanaged, and exhibits rank grassland surrounded by
strong mature and unmanaged hedgerows with widening areas of naturally regenerating scrub
extending out from the hedges, particularly into the field to the North. There are a significant number
of small pastures in the southern part of the site that exhibit ridge and furrow patterns and are of

historical interest.

Woodland within the area is sparse and fragmented. Much of it is plantation woodland, or secondary
woodland that has developed on former heathland, rather than ancient semi-natural woodland
which is rare. The area to the East of York has sparse woodland cover. Tree cover is mostly
restricted to hedgerows. The site typically exhibits small copses and areas of scrub that can inhabit
the unmanaged corners of fields and a range of native and semi natural tree species in the grounds
of private properties in the 34 main building groups on the site.

The site consists of a series of field units ranging in size from small to large, separated by mature

hedgerows. Trees and shrubs are limited to the site boundaries and are generally scarce. The site
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has approximately 4.68km of boundary hedgerows and 6.65km of internal field hedgerows —
principally Hawthorn, but with Blackthorn, Elder, Oak, Bird Cherry and Field Maple.

The baseline condition represented by land cover and vegetation is considered to be a landscape
receptor of Medium Sensitivity. These and other receptors are evaluated in section 4 of the full
Landscape and Visual Assessment Report presented as part of the overall submission at this stage.

Settlement and Built Form

Agriculture flourished in the surrounding landscape, and from the 17th to the 19th century enclosure
continued and is still evident today as regular rectangular shaped fields divided by hawthorn

hedges.

Along Stockton Lane, building frontages tend to reflect quite closely the line of the street. The older
properties further West have larger front gardens than the later inter war development. Most have
small, well stocked, walled or hedged front gardens. The houses, dating from the 18th century
onwards, are usually detached or semidetached, of two-storeys with consistency of scale and

traditional materials and details.

The villages of Heworth and Osbaldwick, East of York city centre, remained small isolated
settlements until the 1930’s when there was substantial growth. By 1938, development along
Stockton Lane and at the northern end of Galtres Road and Galtres Avenue formed an outlying
settlement, extending to the North West corner of the site. This area remained isolated until the
1970’s, by when the current boundary of the eastern side of York had been established. A garage

occupied the easternmost plot on Stockton Lane.

Osbaldwick village to the site’s southern boundary is about 3.2 km East of the city. The village
proper lies mostly along one street called Osbaldwick Village, which has been extended to the
South and West by more recent residential development. To the west, the newer housing merges
into the Tang Hall district. Access is principally off the A1079 to the south, with the A64 only 1km to

the East. In the 2001 Census Osbaldwick Parish was recorded as having a population of 2726.

The Osbaldwick Industrial and Trading Estates accessed from the A1079, occupy the eastern edge

of the village, with industrial uses principally along Outgang Lane and Commercial premises off

17




2.39
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241
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Osbaldwick Link Road. A sewage treatment works on the North side of the Industrial Estate

occupies land adjacent to the site.

The Osbaldwick Electricity Transformer Station is located less than 400m South East of the site,
and a series of high voltage overhead transmission lines run North from it, passing both over the
site and to the East and West of it. Two power lines follow the Osbaldwick Link Road from the
South, entering the site at Murton Way and passing up the Eastern side of the site for 275m before
turning North West and then West, crossing Metcalfe Lane overhead and to the North of the
dismantled railway line, to exit the site in the South West corner. The more northerly of these two
turns North, crossing overhead the site both to the North and South of Bad Bargain Lane, eventually
crossing Stockton Lane less than 100m West of the site’s north western corner. A third high voltage
line runs North up the eastern side of the site, overhead the southern end of Outgang Lane, and a

fourth parallel line runs North about 750m further to the East.

The Osbaldwick Traveller Site, accessed via Outgang Lane, is located North of the Osbaldwick
Industrial Estate and beyond the site’s south-eastern corner. It currently accommodates 12 pitches
but a recent planning application was made to provide six extra pitches, play facilities and additional

grazing land with shelters for horses.

The first phase of a flagship development known as Derwenthorpe has recently been completed to
the North of the village and to the West of Metcalfe Lane. When completed the development will link
Osbaldwick Village with the Meadlands estate and Bad Bargain Lane, although a significant area of

Public open Space will be retained through the central section to the West of Langton House.

Osbaldwick Village is a Conservation Area and incorporates a large area to the north of the village
including long narrow gardens, ridge and furrow fields and wooded paddocks behind the Derwent

Arms, bounded by Metcalfe Lane, the line of the former DVLR railway line and Galligap Lane.

There are few public rights of way in the vicinity of the site. They are shown on plans found on

pages 38 and 46 and are listed in a table at appendix 2 to this report.
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Extract from Landscape & Visual Assessment: Section 3 (H2 Landscape Planning Partnership)
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3.0

3.1

3.2

3.3

3.4

3.5

3.6

Planning Policy
NATIONAL POLICY

The National Planning Policy Framework (adopted March 2012) sets out the Government’s planning
policies for England and how these are expected to be applied. The main purpose of the planning
system is to contribute to the achievement of sustainable development. There are three dimensions
to sustainable development: economic, social and environmental. These dimensions give rise to the

need for the planning system to perform a number of roles:

An economic role — contributing to building a strong, responsive and competitive economy, by
ensuring that sufficient land of the right type is available in the right places and at the right time to
support growth and innovation; and by identifying and coordinating development requirements,

including the provision of infrastructure;

A social role — supporting strong, vibrant and healthy communities, by providing the supply of
housing required to meet the needs of present and future generations; and by creating a high
quality built environment, with accessible local services that reflect the community’s needs and

support its health, social and cultural well-being; and

An environmental role - contributing to protecting and enhancing our natural, built and historic
environment; and as part of this, helping to improve biodiversity, use natural resources prudently,
minimise waste and pollution, and mitigate and adapt to climate change including moving to a low

carbon economy (paragraph 7).

At the heart of the National Planning Policy Framework is a presumption in favour of sustainable
development, which should be seen as a golden thread running through both plan making and

decision taking (paragraph 14).

“Every effort should be made objectively to identify and then meet the housing, business and other
development needs of an area, and respond positively to wider opportunities for growth” (paragraph
17).

The National Planning Policy Framework states in respect of plan making and local plans that Local
Plans are the key to delivering sustainable development that reflects the vision and aspirations of

local communities.
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3.7

The Government’'s key housing objective in the National Planning Policy Framework is “To boost
significantly the supply of housing” (paragraph 47). In his announcements which accompanied
the Framework, the Minister for Planning emphasises the three objectives for planning reform, one
of which is “to ensure that we support the building of homes that the next generation will

need.”

To deliver this objective the Framework requires local planning authorities to “ensure their Local
Plan meets the full, objectively assessed needs for market and affordable housing in the housing

market area” (paragraph 47).

“To boost significantly the supply of housing, local planning authorities should:

e use their evidence base to ensure that their Local Plan meets the full, objectively assessed
needs for market and affordable housing in the housing market area, as far as is consistent
with the policies set out in this Framework, including identifying key sites which are critical
to the delivery of the housing strategy over the plan period,;

e identify and update annually a supply of specific deliverable sites sufficient to provide five
years’ worth of housing against their housing requirements with an additional buffer of 5%
(moved forward from later in the plan period) to ensure choice and competition in the
market for land. Where there has been a record of persistent under delivery of housing,
local planning authorities should increase the buffer to 20% (moved forward from later in the
plan period) to provide a realistic prospect of achieving the planned supply and to ensure
choice and competition in the market for land,;
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3.8

3.9

3.10

o identify a supply of specific, developable sites or broad locations for growth, for years 6-10
and, where possible, for years 11-15;

o for market and affordable housing, illustrate the expected rate of housing delivery through a
housing trajectory for the plan period and set out a housing implementation strategy for the
full range of housing describing how they will maintain delivery of a five-year supply of
housing land to meet their housing target; and set out their own approach to housing

density to reflect local circumstances”.

To deliver a wide choice of high quality homes, widen opportunities for home ownership and create

sustainable, inclusive and mixed communities, local planning authorities should:

e plan for a mix of housing based on current and future demographic trends, market trends
and the needs of different groups in the community (such as, but not limited to, families with
children, older people, people with disabilities, service families and people wishing to build
their own homes);

o identify the size, type, tenure and range of housing that is required in particular locations,
reflecting local demand; and

o where they have identified that affordable housing is needed, set policies for meeting this
need on site, unless off-site provision or a financial contribution of broadly equivalent value
can be robustly justified (for example to improve or make more effective use of the existing
housing stock) and the agreed approach contributes to the objective of creating mixed and
balanced communities. Such policies should be sufficiently flexible to take account of

changing market conditions over time” (paragraph 50).

“The supply of new homes can sometimes be best achieved through planning for larger scale
development, such as new settlements or extensions to existing villages and towns that follow the
principles of Garden Cities. Working with the support of their communities, local planning authorities
should consider whether such opportunities provide the best way of achieving sustainable
development. In doing so, they should consider whether it is appropriate to establish Green Belt

around or adjoining any such new development” (paragraph 52).

One of the fundamental requirements of the Framework is to ensure that local planning authorities
deliver a wide choice of high quality homes, widen opportunities for home ownership and create
sustainable, inclusive and mixed communities by planning for a mix of housing based on current

and future demographic trends, market trends and the needs of different people.
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3.11

3.12

3.13

3.14

Paragraph 85 of the Framework provides guidance for local planning authorities when seeking to

set out Green Belt boundaries. They are advised to:

e Ensure consistency with Local Plan strategy for meeting identified requirements for
sustainable development;

e Not include land which it is unnecessary to be kept permanently open;

¢ Where necessary, identify in their plans areas of ‘safeguarded land’ between the urban area
and the Green Belt, in order to meet longer-term development needs stretching well beyond
the plan period,;

e Make clear that the safeguarded land is not allocated for development at the present time.
Planning permission for the permanent development of safeguarded land should only be
granted following a Local Plan review which proposes the development;

e Satisfy themselves that Green Belt boundaries will not need to be altered at the end of the
development plan period; and

o Define boundaries clearly, using physical features that are readily recognisable and likely to

be permanent.

LOCAL POLICY

Currently, York does not have an up to date development plan in place. A draft Green Belt was

defined in the City of York Development Control Local Plan (adopted April 2005).

The York Green Belt policies that were part of the Yorkshire and Humber Regional Spatial Strategy
(RSS) were retained when the RSS was revoked. The York development plan includes the RSS
York Green Belt policies and the RSS key diagram insofar as it illustrates the RSS York Green Belt
policies and the general extent of the Green Belt around the City of York. The Regional Strategy for
Yorkshire and Humber (Partial Revocation) Order 2013 came into effect on 22 February 2013. All

other RSS policies have been revoked and do not form part of York’s development plan.

Consultation on the new Local Plan took place between 5™ June and 31% July 2013 (the City of
York Local Plan Preferred Options - published April 2013). City of York Council are preparing a
final Local Plan which will be consulted upon in early 2014 before it is submitted to the Planning
Inspectorate for examination. The Local Plan is expected to be adopted by 2015. The following
policy extracts form the locally derived framework for the consideration and progression of these

development proposals.
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3.15 Policy SS2: Delivering Sustainable Growth for York

i Development during the plan period should be consistent with the following priorities:

e The provision of sufficient land to support sustainable economic growth, to improve

prosperity and ensure that York fulfils its role as a key economic driver within both the

Leeds City Region and the York and North Yorkshire Sub Region.

e The objective to build strong, sustainable communities through addressing the housing and

community needs of York’s current and future population, including that arising from

economic and institutional growth.

ii. The location of development through the plan will be guided by the following four spatial

principles:

e Conserving and enhancing York’s historic and natural environment. This includes the city’s
character and setting and internationally, nationally and locally significant nature

conservation sites, green corridors and areas with an important recreation function.

e Ensuring accessibility to sustainable modes of transport and a range of services.
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3.16

e Preventing unacceptable levels of congestion, pollution and/or air quality.

e Ensuring flood risk is appropriately managed.

York City Centre, as defined on the Key Diagram and Proposals Map, will remain the focus for
main town centre uses.

The identification of development sites is underpinned by the principle of ensuring deliverability
and viability. Additionally, land or buildings identified for economic growth must be attractive to

the market.

Policy SS3: Spatial Distribution

HOUSING

To meet the city’s need for housing land it is anticipated that the following Strategic Sites with
consent will be developed during the plan period:

e Terry’s (ST16);

o Nestle South (ST17);

e Germany Beck (ST22);

e Derwenthorpe (ST23); and

e York College (ST24).
In addition to the development of committed sites the Local Plan will distribute development as
set out below.
Make provision for 19% of need within the main built up area, including the following Strategic
Sites:

British Sugar/Manor School (ST1);

Former Civil Service Sports Ground, Millfield Lane (ST2);
The Grain Stores, Water Lane (ST3);

Land adjacent Hull Road and Grimston Bar (ST4);

York Central (ST5);

Land East of Grimston Bar (ST6); and

¢ Additional Land at Nestle South (ST17).

Make provision for 42% of need within urban extensions to the main built up area, including the

following Strategic Sites:

e Land to the East of Metcalfe Lane (ST7);
Land North of Monks Cross (ST8);
Land at Moor Lane, Woodthorpe (ST10);

Land at New Lane, Huntington (ST11); and
Land to North of Clifton Moor (ST14).
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iv. Make provision for 29% of the housing the District needs within an identified new settlement at il To ensure that social infrastructure requirements of the new community are met through

Holme Hill (ST15). provision of facilities and services in a planned and phased manner which complements and
V. Make 10% provision for housing in the villages including the following Strategic Sites: integrates with existing facilities;

e Haxby & Wigginton: Land North of Haxby (ST9); and iii. To maximise the benefits of sustainable economic growth for the local community;

e Copmanthorpe: Land at Manor Heath Road (ST12) and Land at Moor Lane (ST13). iv. To ensure the highest standards of sustainability are embedded at all stages of the

development;
V. To create a high quality, locally distinctive place which relates well to the surrounding area and

its historic character, and exploits opportunities for creating new and enhancing existing key

views;

Vi. To create a people friendly environment which promotes opportunities for social and community
interaction;

vil. To deliver new development within a framework of linked multifunctional green infrastructure

incorporating existing landscape areas and biodiversity value, and maximising linkages with the
wider green infrastructure network;

viii. To maximise integration, connectivity and accessibility to and from the site giving priority to
sustainable travel options;

iX. To ensure as many trips as possible are able to be taken by sustainable travel modes and to
promote and facilitate modal shift from the car to sustainable forms of travel by maximising
opportunities for walking, cycling and public transport; and

X. To minimise the environmental impact of vehicle trips to and from the development and mitigate

the impact of residual car trips on the highway network where possible.

Paragraph 5.8 states “the Council will prepare Supplementary Planning Documents for all Strategic
Sites which will establish a co-ordinated approach to ensure delivery of high quality sustainable

development”’. The SPD’s will provide the planning framework, outlining the principles for

development with associated policy statements, which will set out the requirements to be sought. It

will also identify infrastructure, facilities and services to meet needs associated with the new

Extract from City of York Local Plan
Preferred Options published April 2013 with
S7 ‘Land East of Metcalf Lane’ outlined in red

development”.

3.18 Policy H1: The Scale of Housing Growth
3.17 Policy SS4: Strategic Sites Development Principles o . .
In order to meet the needs and aspirations of present and future residents of the City of York and to
support a thriving economy, the Local Plan will make provision for at least 21,936 dwellings in the
period 1% October 2012 to 31* March 2030.

This will support the delivery of a minimum annual housing target of 1,090 dwellings per annum

All strategic sites identified on the key diagram and proposal map, dependent on their composition
and mix, will be expected to reflect the following development principles:

i' To c-reate a sustainable, balanced community through provision of an appropriate range of over the plan period to 2030 with an additional land supply buffer of 15%, taking the annual housing

housing; target to 1,250 per annum, to provide a realistic prospect of achieving the planned supply and to

ensure choice and competition in the market for land.

Residential Land Allocation Promotional Document For Land to East of Meltcalfe Lane — ST7




Provision to meet this requirement will be made as follows: 3.19

Sites with planning permission or part complete (as at 01/10/12) 3,231
Strategic Housing Allocations (Sites over 5ha) 11,982
New Settlement * 5,580
Housing Allocations (Sites under 5ha) 2,057

*This new settlement will be built out over the lifetime of the Plan and not all the dwellings will be

completed within the 15 year period to 2030.

Within the supply identified above the Strategic Housing Allocations and New Settlement highlighted

on the Key Diagram and the proposals map make the following contribution to the overall housing

supply: 3.20
ST1 British Sugar/Manor School 998 Dwellings
ST2 Former Civil Service Sports Ground, Millfield Lane 308 Dwellings
ST3 The Grainstores, Water Lane 216 Dwellings
ST4 Land adj. Hull Road & Grimston Bar 211 Dwellings
ST5 York Central 438 Dwellings
ST6 Land East of Grimston Bar 154 Dwellings
ST7 Land to East of Metcalfe Lane 1,800 Dwellings
ST8 Land North of Monks Cross 1,569 Dwellings
ST9 Land North of Haxby 747 Dwellings 3.21
ST10 Land at Moor Lane, Woodthorpe 511 Dwellings
ST11 Land at New Lane, Huntington 411 Dwellings
ST12 Land at Manor Heath Road, Copmanthorpe 354 Dwellings
ST13 Land at Moor Lane, Copmanthorpe 115 Dwellings
ST14 Land to the North of Clifton Moor 4,020 Dwellings
3.22
ST15 Holme Hill New Settlement 5,580 Dwellings
ST17 Nestle South 130 Dwellings
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Policy H3: Housing Allocations

In order to meet the housing requirement set out in policy H1, the sites, as shown on the proposals
map, have been allocated for residential development. This includes Local Plan Allocation

Reference ST7, Land to East of Metcalfe Lane with an estimated yield of 1,800 dwellings.
ACHMZ2: Housing Mix

The Council will aim to deliver an overall mix of 70% houses to 30% flats over the plan period. In
order to facilitate this development of strategic housing sites will only be permitted where the form of

development achieves a minimum of 70% houses.
Policy T1: Location and Layout of Development

New development will only be permitted where it is in a location and has an internal layout that
gives priority to the needs of pedestrians, cyclists and users of public transport, or through
obligations, conditions and other provision, can give such priority. In particular the development
should provide safe, convenient, direct and appropriately signed (and where feasible, overlooked)

access to new or existing strategic or local transport services and routes, or local facilities including:

High quality and frequent accessible public transport services;

Pedestrian routes;

a
b
c. Cycle routes, including cycle routes on the local highway network;
d. The Public Rights of Way (PRoW) network, and

e. Accessible local services and facilities.

Local Plan Landscape Policy Context

There are no statutory landscape designations affecting the site. An objective of the emerging
Local Plan is to “strengthen the City’s network of strays, green wedges, open spaces, nature
conservation sites and green corridors, extending them as part of new development areas. It will
also create a Green Belt for York that will endure beyond the end of this plan period. Its primary
aim will be to preserve and enhance the special character and setting of York, it will also have a

critical role in ensuring that development is directed to the most sustainable locations.”

A strip of land across the northern part of the site, along the course of the Old Foss Beck, is
designated under policy G16: Green Corridors in the Local Plan preferred Options. This is not a
landscape designation. The explanatory text states: - “Corridors are a fundamental element of

green infrastructure as they form linkages between assets making green infrastructure a network as
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3.23

3.11

Vi,

opposed to a collection of sites. This has the potential to improve the porosity of the urban area to
wildlife and provide an attractive access network.” Policy G16 goes on to say that development
which fulfils certain criteria will be supported. These criteria include the maintenance and
enhancement of the integrity and management of the City’s green infrastructure network; the
protection and enhancement of the amenity, experience and surrounding biodiversity value of rights
of way and open access land; the protection of the hierarchy and integrity of York’s local, district
and regional green corridors and the creation or enhancement of ‘stepping stones’ and new green
corridors to improve links between nature conservation sites and other open space. The sections
on the evolution and development of the master plan demonstrate how the design team are taking

these policy considerations into account.

Green Belt: - The key diagram in the draft Local Plan indicates the general extent of the proposed
Green Belt around the existing urban area and the incorporated allocation proposals. In order to
deliver the ST7 proposals detailed amendments will be necessary to these general indicative Green
Belt boundaries. Not only will this help with the delivery of the residential proposals it will also
ensure that better and more enduring boundaries are selected for the long term Green Belt. While
policy GB1, as currently drafted states that in drafting the boundaries “care has been taken to follow
readily recognisable physical features that are likely to endure such as streams, hedgerows,
footpaths and highways” this is not wholly the case and due account has not been given to site

deliverability.

Policy SS2: Delivering Sustainable Growth for York

Development during the plan period should be consistent with the following priorities:

e The provision of sufficient land to support sustainable economic growth to improve
prosperity and ensure that York fulfils its role as a key economic driver within both the
Leeds City Region and the York and North Yorkshire Sub Region.

e The objective to build strong, sustainable communities through addressing the housing and
community needs of York’s current and future population, including that arising from
economic and institutional growth.

The location of development through the plan will be guided by the following four spatial

principles:

e Conserving and enhancing York’s historic and natural environment. This includes the city’s
character and setting and internationally, nationally and locally significant nature
conservation sites, green corridors and areas with an important recreation function.

e Ensuring accessibility to sustainable modes of transport and a range of services.

e Preventing unacceptable levels of congestion, pollution and/or air quality.

e Ensuring flood risk is appropriately managed.
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Vii.

viii.

York City Centre, as defined on the Key Diagram and Proposals Map, will remain the focus for

main town centre uses.

The identification of development sites is underpinned by the principle of ensuring deliverability
and viability. Additionally, land or buildings identified for economic growth must be attractive to

the market.
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4.0

4.1

4.2

Constraints and Opportunities

A) CONSTRAINTS

Flood Risk

A stage 1 flood risk appraisal has been undertaken for the whole of the site by URS Scott Wilson.
This identifies two areas of the site which are subject to flood risk, the first being the Old Foss
Beck/Tang Hall Beck in the northern part of the site and an area at the south eastern corner of the
site which is identified on the Environment Agency’s flood maps as being within flood zones 2 and 3.
These areas are identified on the plan to the right. The great majority of the site area lies within
flood zone 1 and is therefore considered to be at low risk from fluvial flooding. The appraisal
indicates that there is a medium risk of flooding from groundwater, overland flow and surface water
run-off. The road drainage network associated with Stockton Lane to the north is another potential
source of flood risk which will need to be addressed. A full flood risk assessment will be carried out
as part of the subsequent planning application/EIA process and this will identify the appropriate type
and level of mitigation required to ensure that flood risk on and off site is not increased as a
consequence of the development. Given the land area av