0]

Do you consider the City of York Draft Local
Plan Publication SOUND

]Z] Yeg D M

There will be 1 Public Enquiry about the [ocal Plan, You are allowed to speak at the
Enquiry. Please let us know if you wish to speak .

4 Mo, I do not wish ta participate at the hearing session at the CX A rration

L] yest wish to appear at the examination

SID 501



Do you consider the City of York Draft Local
Plan Publication SOUND

%es D N

There will be a Public Enquiry about the Local Plan, You are allowed 1o speak at the
Enquiry, Please let us know if you wish i3 speak.

E’ No, 1 do not wish to partici pale at the hearing session al the examination

[ ] ¥es 1wish o appoar at the exantination
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Do you consider the City of York Draft Local
Plan Publication SOUND

‘Zﬂ’e; D Mo

There will be a Pubiic Frguiry about the Local Plan, You are allowed to speak ar the
Enguiry. Please let 1s know if you wish Lo speai,

@ No. ! do not wish i participale at the hearing session at the examination

MYGS I'wish o appear at the examination

Mamwe .., e
Address,
Tel No ..

Fmail .,
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Do you consider the City of York Draft Local
Plan Publication SOUND

'irfcs DND

Thare will e g Fuki

I Enguiry about the Loga] Plan, ¥ ou
Enquiry, Plegse lej

are ailowed 1o speak at the
s Know if you wish 1 e,

No, [ do not wish o participate t the hearing session at the examination

(] Yes1 wish to appear at the exg Mmination

SID 505
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Do you consider the City of York Draft Local
Plan Pubhcation SOUND

!-2 I:‘ T

There will be a Public Enquiry about the Local Plan. You are allowed to speak at the
Enquiry. Please let us know if you wish to speak.

E’ No, 1 do not wish to participate at the hearing session at the examination

L1 Yes 1 wish w appoar at the examination

--------------------------------------------------------------

Address

Tel Mo

Etnail ...
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Do you consider the City of York Draft Local
Plan Publication SOUND

m Yes I:I Mo

There will be a Public Eaguiry about the Local Plan. You are allowed to speak at the
Enquiry. Please let us know if you wish to speak,

@ Nix. | da not wish to participate at the hearing session al the examination

[ ] ves I wish to appear at the examination

........................

Address..

Tel No ...

....................................................................................
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Do you consider the City of York Draft Local
Plan Publication SOUND

@{cs l:’ M

There will be @ Public Enquiry about the Local Plan, You are allowed to speak at the
Enquiry. Please lel us know if you wish to speak.

I No. ! do nex wish o participate at the hearing session at the examination

L] Yes I wish L appear at the examination

SID 507



Do you consider the City of York Draft Local
Plan Publication SOUND

:"rfes I:] )

There will be a Public Enquiry about the Logal Plan. You are aflowed to speak at the
Enquiry. Please let us know if you wish to speak.

Mo, [ do not wish to participate at the hearing scssion at the examination

(] Yes T wish appeat at the cxamination

-------------------------------------------------------

Address.
Tel Nao ..

Emwaal .-

SID 508
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Do you consider the City of York Draft Local
Plan Publication SOUND

Yeu D Mo

There will be a Public Enquiry about the !ucal Plan, You are allowed 1o speak at the
Enquiry. Please let us know if you wislt 10 sproak.

X No, T do niot wish to participale at the: hearing session at the examingtion

[T Yes I wish 1o Appear at the examination

Name Hio. a0 0 P A B
Address, |

Tel No

Email{—f..?f




Do you consider the City of York Draft Local
Plan Publication SOUND

‘Z(Yfes I:I No

There will be a Public Enquiry shout the Local Plan. You are allowed to speak at the
Enquiry. Please let us know if you wish to speak.

E',ﬂlh]cn [ do not wish to participate at the hearing session at the examination

(1 ¥es I wish to appear at the examination

........................................................

Address

Tel No .

....................................................................................
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Do you consider the City of York Draft Local
Plan Publication SOUND

@ Yes D Mo

There will be a Public Enguiry about the Local Pla. You are allowed 1o speak at the
Enquiry. Pleage let us know if vou wish (o speak,

E/N o, 1 do not wish to participate at the hearing session at the examination

[ ves 1 wish 1o appear at the examinzation

name Mot agal

.............................
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Do you consider the City of York Draft Local
Plan Publication SOUND

E‘fes l:l Mo

There will be a Public Enquiry about the T.ocal Plar. You are allowed to speak at the
Enquiry. Please let us knovw i vou wish Lo speak.

LA ™o, I do not wish to participate at the hearing session at the examination

L] Yes 1 wish o appear at the examinalion

SID 512
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Do you consider the City of York Draft Local
Plan Publication SOUND

g'ﬁfcs D M
There will bé'a Public Enquiry about the Local Plan, You are allowed to speak al the
Enquiry. Please let us know if vou wish 1o speak.
N, I do not wish to participale at the hearing seszion at the examination

[ ¥es [wish 1o appear at the examination

....................................................

Acdress,
Tl Mo .

Lmail ...

SID 513
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Do you consider the City of York Draft Local
Plan Publication SOUND

@/ ‘Ir_’es D Mo

There will be a Public Enquiry about the Local Plan. You are allowed 10 speak at the
Enquiry. Please let us know if you wish Lo speak.

m’{ No, Iile ot wish to participate at the hearing session at the cxsmination

L] ¥es i wish o appear at the exantination

SID 514
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Do you consider the City of York Draft Local
Plan Publication SOUND

o

D’Yes I:I Mo

‘There will be a Public Enquiry about the Local Plan, You are allowed to speak at the
Enquiry. Please let us know if you wish to speak.

Ao, 1 do not wish 1o participale at the headng session at the examination

[ ] Yes I wishto appear at the examination

Name S8 es A dones
Addres
Tel Na

Email .
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Do you consider the City of York Draft Local
Plan Publication SOUND

E[Tfe; D No

There will be a Public Enquiry about the Local Pl

an, You are allowed Lo speak at the
Enquiry. Please let us know if you wish ta speak.

E No, I do not wish to participate at the hearin £ session at the cxaminalion

(T Yes 1 wish to Appear ar the examination

SID 516
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Do you consider the City of York Draft Local
Plan Publication SOUND

ers DN&

There will be a Public Enquiry about the Local Plan, You

are allowed to speak at the
Enquiry. Pleass let us know if you wish to speak.

[E’Ncﬁ, I'do not wish to participaie al the hearing session al the examination

[ ]ves1 wish to appear at the examination

SID 517



Do you consider the City of York Draft Local
Plan Publication SOUND

es D Mo

There will be a Public Enquiry about the Local Plan, You are allowed o speak at the
Enquiry, Pleasc let us know if you wish to speak,

E/Nr.:l, I do not wish to partici pate al the heartng session at the examination

L] Yes 1 wish 1o appear at the cxamination

---------------------------------

--------------------

Addres:
Tl Mo,

Email

....................................................................................

E
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Do you consider the City of York Draft Local
Plan Publication SOUND

% .\‘-"T;E'S D Mo
~

There will be a Pybbe Fnquiry about the Local Plan. You are allowed 1o speak at the
Enquiry. Please let us know if you wish te speak.

\No, I do not wish to participate at the hearing session at the examinalion

(] Yes 1 wish t appear 4t the examinarion

Name &Mﬂflft ......

Address,

L )OC/

Tel Mo ..

Lmail ....

SID 519
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Do you consider the City of York Draft Local
Plan Publication SOUND

E Yes D Mo

Thiere will be a Public Enguiry about the Local Plan. You are sllowed to speak at the
Enquiry, Please let us know if you wish to speak.

b Mo, T der not wish to participale at the hearing session at the exanjination

[ ves 1 wish to appear al the exarmination

Marme

-------------------------------------------

Address |

Tel Mo |
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Do you consider the City of York Draft Local
Plan Publication SOUND

‘\fﬂs D No

There will be a Public Enquiry about the Local Plan, You are allowed (o speak at the
Enquiry. Please let us know if you wish io s peak.

] No, I do not wish to participate at the hearing session at the examination

L] Yes I wish to appear at the examination

Address,,

Tl Mo

Etnail e i

....................................................................................
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Do you consider the City ot York Draft Local
Plan Publication SOUND

@ﬂ D Ne

There will be 5 Public Enquiry abeut the Local Plan.

You are allowed to speak at the
Fnquiry. Please let us know il ¥oU wish Lo speal,

Bﬁ:, 1 do not wish 10 participate at the hearing session at the exatnination

(] Yes T wish k3 appear at the examination

Name iqf“\m\\ft”r&MrDQ\f\ Y. Q’)O(’,E
Addres

Tel No .

Email ..
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Do you consider the City of York Draft Local
Plan Publication SOUND

i_)_el '1'4'&;; D No

There will be @ Public Enguiry abuut the Local Plan, You are allowed to apeak at the
Enquiry. Please let us knovw if vou wish to speak.

[X] N, ! do not wish to participate at the hearing session at the examination

[ yes Dwish o appedr at e examinagon

-----------------------

-------------------------------

Address

Tel No .

------------------------------------------------------------------------------------
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Do you consider the City of York Draft Local
Plan Publication SOUND

was I:l I

There will be a Public Enquiry about he Local Plan. You are allowed to speak at the
Enquiry, Please let us knovw if vou wish Lo speak.

D Ne, I do not wish to participate ai the hearing session at (he examtination

[ ] ¥es [ wish ta appcar at the examination

-------------------------------------

.........................................................

SID 524
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Do you consider the City of York Draft Local
Plan Publication SOUND

es DND

There will be o Public Fnquiry about the Local Plan, You are allowed to speak at the
Fnquity. Please let us know if yvou wish o speak.

IZI/NG, I do nat wish to participate at the hearimg session at the examination

L Yes 1 wish 10 appear al the examination

...................

Adlilress

Tel No .




526
Do you consider the City of York Draft Local
Plan Publication SOUND

E{‘rfes I:] Mo
There will be a Public Enguiry sbout the Loca! Plan, You are allowed to speak at the
Enquiry. Please let us knovwe if you wish ko speak,

B/Nu, [ dov not wish to participate at the hearing session al the exsmination

L] Yes T wish 1o dppear at the examination

Agldress, .

Tel Mo ...

....................................................................................

SID 526
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;

Do you consider the Cj ty of York Draft Local
Plan Publication SOUND

[E Ve D Mo

There will be 2 Public Enquiry about the Locai Plan, Yoy are allowed Lo speak at (he
Enquiry. Pleasc let us know if you wish to spcak,

1 No, Ido not wish 1o Participate at the hearing session at the eXamination

L] vesT wish 10 appear at the examination

MName ...??‘%LJH# 3441_.5\7,

.......................................................

Addnzss
Tel o .

Criail




Do you consider the City of York Draft Local
Plan Publication SOUND

ms D Mo

There will bz a Public Enquiry about the Local Plan. You are allowed to speak art the
Enquiry, Please let us know if you wish to speak.

@fﬂﬂ, I'do not wish to participate gt the hearing session at the examination

[ ] Yes [ wighy

10 appear at the exatninarion

Address

Tel Mo

....................................................................................
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Do you consider the City of York Draft Local
Plan Publication SOUND

gZﬁfes D Mo

There will be: 3 Public Lnquiry about the Tocal Plan, You are allowed o speak at the
Enquiry. Please let us know if you wizh lo speak.

@ No, I do not wish to participale al the hearing session a1 the Cxamination

(] Yes [ wish to appear at the examination

Name HENMLL STEWART + W asr Areiucond

...........................................................

Address
Tel Mg .

Lmgil ...

SID 529
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Do you consider the City of York Draft Local
Plan Publication SOUND

Z
‘es D No

There will be a Public Caquiry about the Luocal Plan. You are allowed to speak at the
Enquiry. Please let us know if you wish to speak.

kA" No, I do not wish to participate at the hearing session at the examination

(] ¥es 1 wish to ippcar al the oxamination

-------------------------------------------------------------

------------------------------------------------------------------------------------



SID 531

Do you consider the City of York Draft Local
Plan Publication SOUND

‘t"'ﬁﬁ D Mo

There will be a Public Enquiry about the Local Plan. Yog are allowed o speak at the
Enquiry. Please let uy know if you wish to speak.

Bﬁ-, I do not wish wo participate at the hearing session at the examination

L] Yes I wish 1o dppear at the examination

Tl Mihussussssssissisicssssimamessensmmsonsnesnsissisessons




SID 532

Do you consider the Ctty of York Draft Local
Plan Publication SOUND

.[j‘li'es

There will be a Public Fnquiry about the Local Plan. You are allowed 1o speak at the
Enquiry. Please let us know if you wish 1o speak.

E Mo, hearing session at the eXaminagtton
L] Yest wish to appear at the CXAMinstion

DND

Ido not wish 1 participate at the




Do you consider the City of York Draft Local
Plan Publication SOUND

o Yes [N

There will be 4 Public Enquiry about the Local lan, You are allowed to speak at the
Enquiry. Please let us know if you wish o s peak.

mm, I do not wish lo participaie at the hearing sesston at the examination

[ es { wish o appear at the exmmination

.............

.........................................................

....................................................................................
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Do you consider the City of York Draft Local
Plan Publication SOUND

IE@HE D it

There will be a Public Fnquiry about the Locat Plan. You are allowed to spzak at the
Enquiry. Please let us know if you wish (o speak.

[Z(Hm I'do not wish to participate at the hearing session at the examination

[ Yes 1 wish 1o appear al the examinastion

Address..

Tel No ...

SID 534



Do you consider the City of York Drafi Local
Plan Publication SOUND

@/‘fes D Mo

There will be 2 Public Enquiry about the Locod Plan, ¥ou are allowed to speak at the
Enquiry. Pleasce let s know if you wish to speak.

mﬂ, I do not wish to participate at the hearing session at the examination

L 1 Yes I wish to appear al the examination

MName HR.EHF* QE. 1SS

.......................

Addres:
Tel Mo

Ermal |,

SID 535
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Do vou consider the City of York Draft Local
Plan Publication SOUND

B{es D Na

There wiil be a Public Eoguiry about the Loecal Plan, You are allowed to speale at the
Enquiry. Please let us know if vou wish to speak,

N, I do not wish to participate at the hearing session at the examination

[ ves 1 wish to appear at the examination

Mame r\uﬁ@ﬂﬂ\){’ [@V, = QNQWVW

Address

Tel Ner .

Email .\

SID 536
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Do you consider the City of York Draft Local
Plan Publication SOUND

M Yes I:I Mo

There will be a Public Enquiry about the Local Plan, You are allowed 16 speak at the
Enquiry. Please tet us know il you wish to speak,

Mo, 1 do not wish to participate at the hearin . session at the examination

(] Yes T wish o appear al the examination

Mime MO X Yo B @(T\Axﬂimh‘r\

..........................................

----------------
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Do you consider the City of York Draft Local
Plan Publication SOUND

E“iﬂ:s MO el [ Ino

TeveiofuEn T

There will be a Public Enguiry about the Loca! Plan, You are allowed to speak at the
Enquiry. Please let us know if you wish to speak.

|Z'(N{‘}, I do not wish to participare at the hearing session at the examination

[ ] ¥es 1 wish to appear at the examination

Name . CHisna B 30 InS0nc A
Address.)
Tel Mo ..

Fmail ...




39

Do you consider the City of York Dratt Local
Plan Publication SOUND

@Te& [ Inie

There will be a Pubdic Fnguiry about the Local Plan. You are allowed to speak at the
Enquiry. Please let us know il you wish to speak.

[ Mo, I do noet wish to participale at the hearing session at the examination

] Yes 1 wish to appear at the examination

Addtiess, ..

Tel Mo ...

...................

SID 539
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) |

Do you consider the City of York Draft Local
Plan Publication SOUND

ms [ Ino

There will be a Public Enguiry about the Local Plan, You are allowed to speak at the
Enquiry. Please tet ws know if you wish to speak.

m, I da nat wish to participate at e hearing session at the examination

[ ¥es [ wish 1o appear at the cxamination




Do you consider the City of York Draft Local
Plan Publication SOUND

I]/YES DHG

There will be a Public Enguiry about the Local Plan. You are allowed 10 speak at the
LEnquiry. Pleass let us know if you wish to speak,

Mo, I do not wish 1o padicipate at the hearing sesslon at the examination

[ ] Yes 1 wish 1o appear at the examination

..............................................................
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Do you consider the City of York Draft Local
Plan Publication SOUND

E‘r’cs [:] Mo

There will be a Public Enguiry about the Local Plan. Vou are allowed to spaak at the
Enguiry. Pleasc let vs know il you wish to speak.

Nao, [ do not wish to participate at the hearing session at the examination

[ ¥es 1 wish appAr at the examination

.

Mamne '[x](E..JT‘\ RS. TFE\EL}LF’LM

Address

Tel Mo .

Finaii

................................................................................................................

SID 542
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Do you consider the City of York Draft Local
Plan Publication SOUND

[E‘fes D No

There will be a Public Enguiry about the Local Plan. ¥ou are allowed to speak at the
Enquiry. Please let us know if you wish to speak,

=] No, I do not wish to participale at the hearing session al the examination

[ ] Yes 1 wish to dppear at the exarmimnation

--------------------------------------------------------------

Adidress,

Tel No .

.....

------------------------------------------------------------------------------------

.......................................
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Do you consider the City of York Draft Local
Plan Publication SOUND

-::5 D No

There will be 1 Pablic Enquiry about the Local Plan. You are allowed to speak at the
Fnquiry. Please let us knaw if you wish to speak.

v
Mo, | o not wish ko participate at the hearing session at the examination

L1 Yes I wish to appear sl fhie examination

MNaMmE G, . Tt T L AR e

Address,

Tel MNa .,

Email ....

.......

SID 544
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Do you consider the City of York Draft Local
Plan Publication SOUND

m Ves I:l Mo

Thete will be a Public Enquiry about the Local FMlan. You are allowed o speak al the
Enquiry. Please ler us know 1F vou wish 1o speak,

[ﬁ o, | do not wish to participate at the hearing session at the examination

L1 ¥es L wish to appear at the examination

Name ... Felica L. PATERSoN. ...
Address..

Tel Mo ..




Do you consider the City of York Draft Local
Plan Publication SOUND

E/TEE D M

There will be a Public Fnquiry about the Local Plan, ¥ou are allowsed to speak al the
Enquiry. Please tet us know if you wish to speak.

@/'Nn, 1 do not wish to participate at the hearing session at the examination

[] Yes | wish to appear at the cxamination

Narme JCUH#;E-'I\JCB»L% ................................
Address,
Tel No .

Email ...
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Do vou consider the City of York Draft Local
Plan Publication SOUND

g ¥es I:I iy

There will be a Public Enguity about the Local Flan. You are allovwed 10 speak at the
Vnauiry, Please kel us know 1 vou wish to speak.

5 Mo, T do not wish to participate at e hearing session at the examination

[_] ¥es 1 wish to appear at the examination

Mo o B INWOOTD
Addre
Tal Mo

Erail .
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Do you consider the City of York Draft Local
Plan Publication SOUND

@4:;5 [:I Mo

There will be s Public Enquiry about (the Loca) Plan, You are allowed to speak at the
Gnquiry. Please let us know if you wish 10 speak.

IZI/Nu, I ddor not wish to participate at the hearing scssion at the examination

[ ] Yes 1 wish to appear at the examination

E_\\wnﬁ

Wame ...
Auldriss,,

Tel Mo ..

Email .....
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—
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Do you consider the City of York Dratt Local
Plan Publication SOUND

D‘é‘- I:INn

There will be a Public Enquiny about the Local Mlan. You arc allowed to speak at the
nquiry. Please let us know if you wigh to speak.
M

o, 1 do not wish o participate at the hearing scssion at the examination

F] Yes | wishw appear at the examimation

...........................................................



5 SD SID 550

Do you consider the City of York Draft Local
Plan Publication SOUND

Yes _ [ Ino

Thera will be a Public Enguiry about the Logal Plan. Y ou are allowed to speak at the
Iz'yiry. Please let us know i1 you wish to speak.
Nao, 1 do not wish to participate at the hearing session at the examination

[ ] ¥es | wish to appear at the examination

Address...

Tel Mo .




Siol

Do you consider the City of York Draft Local
Plan Publication SOUND

Yes D N

There will be a Public Enguiry about the T.ocal Plan. You are allowed to speak at the
Enquiry. Please ket us konow I vou wish to speak.

TX] No, 1 do not wish to participate at the hearing session at the examination

[ ] ¥es [ wish to appear at the examination

name Yefor_and.. Caretma. H

Address

Teal Mo

F.mnail |

.....
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Do you consider the City of York Draft Local
Plan Publication SOUND

ﬁ‘fk’.‘.ﬂ DNﬂ

There will be a Public Enguiry about the Local Plan. You are allgwed to speak at the
Enquiry. Please let us know if you wish to speak.

[] Ne, 1 do not wish to participale at the hearing session at the examination

ET ves 1 wish to appear at the examinalion




- SID 553
) 5 >

Do you consider the City of York Draft Local
Plan Publication SOUND

@/ Yes D Mo

There will be a Public Enquiry about the Lacal Plan,

You are allowed 1o speak at the
Enquiry. Please let us know if you wish to speak.

|._\_4JHn, [ donot wish to participate at the hearin 2 session at the examination

[ Yes 1 wish to appear at the cxaminartion

Name A0 ]:L'-:_-.xf_}.\'{i.g

....................................

Address,

Tel No .,

------------------------------------------------------------------------------------

..................................
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Do you consider the City of York Draft Loca]
Plan Publication SOUND

There will be a Publie En
Enquiry, Please toy us kn

DND

quiry about the Local Pian.
oW if you wish 1o upenk,

You are allowed ta speak at the

Name / :

Address. |

Tel No ...

.....
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Do you consider the City of York Drall Local
Plan Publication SOUND

‘j‘r’#s ,:I Mo

‘There will be a Public Enguiry about the Local Plan. You are allowed to speak at the
Enguiry. Please lot us koow 1f vou wish to speak.

E]/Nc:, T do not wish to participate at the heanng session at the examination

[ ] ¥ez 1 wish to appear at the examination

SID 555
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Do you consider the City of York Draft Local
Plan Publication SOUND

MYes D Mo

There will'be a Pubhic Enquiry about the Local Mlan. You are allowed to speak at the
Enguiry. Pleaze let us know il vou wish to speak.

ENU, I do not wish to participate atl the heanng session at the cxamination

'] ¥es1 wishto appear at the exaimination

Mame f?fﬁﬁfl/l/ﬂ{?l:’ .....................

Addrres

Tel Ne |

) -
_
FIIARD ceveeeiieeie s i e e a e s tanrass s anenssasaesessesssasesssessssanns
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Do you consider the City of York Draft Local
Plan Publication SOUND

E&l"r’es : l-_l Mo

'There will be a Public Enguiry about the Local Plan. You are allowed to speak at the
Enquiry. Please let us koow if vou wish o speak.

% No, [ da not wish to participate a1 the hearing session at the examinalion

[] Yes I wish to appear a1 the examination

Address,
Tel Nao .,

Emal ....

SID 557
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Do you consider the City ol York Draft Local
Plan Publication SOUND

@4 _ DH::

There will be a Public Enguiry about the Local Plan, You are allowed to speak at the
m?piry- Please Tet oy know if yvou wish ro speak.
Na, 1 do not wish to participate at the hearing session at the examination

[ ] ¥es [ wish o appear at the cxarnination

Address

Tel No |

Emai
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Do you consider the City of York Draft Local
Plan Publication SOUND

/‘fes D Mo

There will be a Public Enguiry about the Local Plan. ¥ou are allowed to speak at the
Enguiry. Please let us know if you wish to speak,

[AM Mo, 1 do not wish 1o participate at the hearing session at the examination

[ ] ves ! wishte appear at the examination

Address
Tel No .

oI et eiieet e e baeesearensessssessssenasnenssnssannnnsersnansesansssananans
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Do you consider the City of York Draft Local
Plan Publication SOUND

E'ﬁr_’ﬁs DNn

There will b 2 Public Enguiry abont the Local Plan. You are allowed (o speak at the
Enguiry, Please let as konow if vou wish (o speak.

<] ™o, 1do not wish o participate at the hearing session at the examination

[ ] ves | wish to appear at the examination

SID 560



5 6\ SID 561

Do you consider the City of York Draft Local
Plan Publication SOUND

-:s D Mo

There will be a Public Enquiry about the Local Plan. Vou are allowed (o speak at the
Enquiry. Please let us know if you wish to speak.

‘E\Hn, I do not wish to participate st the hesrin £ 5¢55100 al Lthe examination

[ Yes T wish to appear at the exatnination




Do you consider the City of York Draft Local
Plan Publicatton SOUND

Iﬂéﬂ | [ Ine

There will be a Public Enguiry about the Lecal Plan, ¥ou are allowed to spealk at the
Enquiry. Please let us know if you wish 1o speak.

(AN a, | do not wish to participate at the hearing session at the cxamination

[ ] ¥es1 wish o apperr al the examination

Muame (17;& kA& R

Addresy,

Tel No ..

Fmatl ....

SID 562
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-

Do you consider the City of York Draft Local
Plan Publication SOUND

‘1_’:::; [ Inio

There will be a Public Enguiry about the Losal Plan. You are allowed to speak at the
Cnauiry. Pleage let us know if vou wish o speal.

[] No, [ do fint wish to participate at the hearing session at the examination

[ ] Yes I wish to Appear at The examination




Do you consider the City of York Draft Local
Plan Publication SOUND

M I:'ND

There will be a Public Enguiry about the Local Plan. You are allowed to speak at the
Enquiry. Please let us know if you wish to speak.

m, I do not wish to participate at the hearing session at the examination

(] Yes 1 wish o Appuar af the examinalion

...............................................

Address

.............

Tel Nao

Email

SID 564
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Do you consider the City of York Draft Local
Plan Publication SOUND

Yoy | [ Ine
There will be a Public Enquiry about the Logal Plan. You are allowed to speak at the
Enquiry. Please Tet us know iF you wish to speak.
mu, 1 do not wish to participate at the hearing session at the examination

[ ] ¥es ] wish to appear gt the examination

Linail .



4
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Do you consider the City of York Drait Local
Plan Publication SOUND

)ﬁ‘(as _ [ Ino

There: will be a Public Enquiry abeut the Local Plan. You are allowed to spealk at the
Enguiry, Pleagse iet us know if vou wish to speak,

o« Nov, 1 do not wish to participate at the heanng session at the cxamination
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---------------------------------------------------------
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Tel No
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There will be a Public Enguiry about the Local Plan. You are allowed to speak at the
Enquiry. Please let us know if you wish to speak.

[ Mo, I do not wish to participate at the hearing session at the examination

@/‘I’es 1 wish to appear at the examination
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From:

Sent:

To:

Cc:

Subject:
Attachments:

Good afternoon

Emma Jones [Emma.Jones@howplanning.com]

29 March 2018 17:15

localplan@york.gov.uk

Rebecca Mitchell; Richard Barton

York Local Plan Publication Regulation 19 Consultation Representation

App 10 Heritage Tech Note.pdf; App 11 Landscape Tech Note.pdf; App 1 Regeneris
Review of City of York Local Plan Housing Targets.pdf; App 2 CYC Safeguarded Land
Counsel Advice.pdf; App 3 Delivery Statement.pdf; App 4 EDP Ecology Update.pdf; App 5
PBA Supporting Statement Groundwater.pdf; App 6 WWT Peer Review_Hydrogeological
Review.pdf; App 7_Moor Lane_Water_Tech_Note.pdf; App 8_Moor
Lane_Transport_Tech_Note.pdf; App 9 Ecology Tech Note.pdf; Barwood Comment
Form.pdf; App 12 York Local Plan - Advice - 27.03.18.pdf; Representations to the York
Local Plan Publication 290318.pdf

On behalf of Barwood Strategic Land Il LLP, please find attached representations to the City of York Local Plan
Publication Consultation. The following documents are submitted in support of the representations:

. Duly completed comments form;
. Representations to the City of York Local Plan Publication Consultation;

. Appendices:

. Appendix 1: Regeneris Review of City of York Local Plan Housing Targets
. Appendix 2: CYC Safeguarded Land Counsel Advice

. Appendix 3: Delivery Statement

. Appendix 4: EDP Ecology Update

. Appendix 5: PBA Supporting Statement Groundwater

. Appendix 6: WWT Peer Review Hydrogeological Review
. Appendix 7: Moor Lane Water Tech Note

. Appendix 8: Moor Lane Transport Tech Note

. Appendix 9: Ecology Tech Note

. Appendix 10: Heritage Tech Note

. Appendix 11: Landscape Tech Note

. Appendix 12: York Local Plan Advice

| would be grateful if you could please acknowledge safe receipt of this email and the attachments.

Regards

Emma Jones
Associate

Direct Line: 0161 831 5881

Mobile: 07378 814 576

Email: emma.jones@howplanning.com

HOW Planning LLP

RESIDENTIAL
ﬂ @pnopenw
AWARDS 2018

40 Peter Street

Manchester M2 5GP

T 0161 83513332
howplanning.com

WINNER NORTH WEST

PLANNING CONSULTANCY TEAM OF YEAR



This email is for the use of the intended recipient(s) only. If you have received this email in error please notify the sender immediately and then
delete it. If you are not the intended recipient(s) you must not use, disclose or distribute this email without the author's prior permission. We have

taken precautions to minimise the risk of transmitting software viruses but we advise you to carry out your own virus checks on any attachment to
this message. We cannot accept liability for any loss or damage caused by software viruses.

HOW Planning LLP is a Limited Liability Partnership. Any reference to a Partner means a member of HOW Planning LLP. Registered in England and
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A YORK

COUNLEC

City of York Local Plan OFFICE USE oL
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 Details (if applicable)
Title Mrs
First Name Emma
Last Name Jones
Organisation HOW Planning
(where relevant)
Representing Barwood Strategic Land Il LLP
(if applicable)
Address — line 1 40 Peter Street
Address — line 2 Manchester

Address — line 3

Address — line 4

Address — line 5

Postcode M2 5GP

E-mail Address emma.jones@howplanning.com

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



2 YORK

COUNCIL

Telephone Number 0161 831 5881

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



Guidance note YORK

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.
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Part B -Your Representation EYORK

(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 | X

4.(2) Do you consider that the document complies with the Duty to Cooperate?

Yes|[ | No [ ]

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

See attached report and appendices

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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YORK
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 | x Justified X

Effective X 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 Policy Site Ref.
no. Ref.

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.

See attached report and appendices

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



6. (1) Please set out what change(s) you consider necessary to make E‘{ORK

the City of York Local Plan legally compliant or sound, having regard
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.

See attached report and appendices

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, I do not wish to participate at the hearing D Yes, | wish to appear at the u
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:

The site is a reasonable alternative for residential development

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.3

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

Signature -_ Date [ 29" March 2018

1 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

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

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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EXECUTIVE SUMMARY

INTRODUCTION

These representations are made on behalf of Barwood Strategic Land Il LLP (‘Barwood’) in
response to the City of York Publication Local Plan Regulation 19 Consultation (February 2018)
(‘the Publication Plan’) being undertaken by the City of York Council (‘the Council’).

They refer to land at Moor Lane, Woodthorpe, 17ha of which had been previously been identified
by the Council as development allocation Site ST10: Land at Moor Lane, Woodthorpe in the
Preferred Options consultation in 2013 and also the Further Sites consultation in June 2014. It
was then proposed as a safeguarded land site SF12 in the halted draft Publication Local Plan in
September 2014. It was deleted as a proposed allocation at the Preferred Sites Consultation in
July 2016.

These representations explain the soundness concerns with the plan and sets out why the Moor

Lane site should be allocated for housing development.

OBJECTIVELY ASSESSED HOUSING NEED

The Council’s approach to identifying its Full Objectively Assessed Need (FOAN) is unsound.
The Council has rejected GL Hearn’s and their own Officers advice on the need for a market
signals uplift and instead opted for a lower target of 867 dwellings per annum (dpa). This stance
is deeply flawed. The evidence points to strong and entrenched market signals issues across
York. The approach of applying a flat percentage uplift of the order of 10% to 20% has now been
accepted by numerous Local Plan Inspectors. All available approaches to housing need, both
current and emerging, point to an OAN of at least 1,070 dpa for York. This is the figure that should
be used by York in its emerging Local Plan. It will be necessary for the Council to revisit its FOAN
assessment, which if done correctly will result in a much greater housing requirement that the

Council is not capable of meeting through its current proposed site allocations.

HOUSING TRAJECTORY AND DELIVERY

The Council has not provided an annualised trajectory in order to understand in detail the phasing
of delivery rates proposed for each site and how the Council will maintain a rolling five year
housing land supply in accordance with the NPPF Paragraph 47 requirement. Therefore, it has
not been justified that the trajectory can be delivered on a site specific basis. This is crucial as
there are significant soundness concerns regarding the deliverability of key sites which suggest
that the many of the proposed allocations have significant constraints to delivery which it has not

yet been justified can be adequately mitigated and we do not consider that they will be able to

-\

i HOW

provide a robust five year housing land supply early in the plan period.
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Paragraph 5.12 of the Publication Plan explains that the yield for each of the strategic sites has
been established through working with the site promotors but the Council has failed to provide
details of the net developable areas and constraints for these sites in order to justify that the yields
are realistic. It is considered that the proposed densities are questionably high given the site-
specific constraints that are known to exist in relation to several of the strategic sites such as the

need for ecological and landscape buffers and heritage constraints.

The combined effect of the unconfirmed developable areas of key strategic sites such as ST15
Land East of Elvington, ST5 York Central, ST35 Queen Elizabeth Barracks and ST36 Imphal
Barracks, together with the questionably high densities for several other strategic sites casts
doubt over the ability of allocations to deliver the number of dwellings proposed within and beyond

the plan period.

The plan also proposes to rely on windfall sites to deliver circa 20% of York's proposed figure of
867 dpa. This is considered unsound and does not allow any flexibility when considering that the
sites are windfall because they fall outside of the site selection criteria. The justification for
including a windfall allowance is unsound as it is based on a period of time where there was no
plan adopted and heavily skewed by a recent spike in office to residential conversions in York

due to change to permitted development rights (of which there is a finite supply).

The resulting impact is that additional allocations will be required in order for the Council to meet
its five year housing land supply early in the plan period and meet the overall housing

requirements throughout the lifetime of the plan and the 'Green Belt boundary' period.

SAFEGUARDED LAND

The omission of safeguarded land further serves to fatally undermine the plans approach, the

latter going against Advice received from its own Counsel.

A period of only 5 years (2033 to 2038) has been considered 'post Plan' which will not ensure the
permanence and longevity of the Green Belt. There are serious concerns regarding the proposed
densities and deliverability of the strategic sites proposed to deliver housing in the post plan
period. Even if the Council’s assumptions were correct (which the evidence does not support),

they could only deliver between 2.1 and 3.5 years supply of housing.

GREEN BELT ASSESSMENT

The only Green Belt Appraisal document produced by the City is dated 2003 and is just 16 pages
long. Clearly this document was formulated in the context of development requirements that bear

no relation at all to present and forecast needs. Moreover, there have been significant changes

-\
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in policy/guidance upon assessments of landscape and heritage issues which were key parts of

the work done in the early 1990s.

SUSTAINABILITY ENVIRONMENTAL APPRAISAL

The sustainable environmental assessment (SEA)/sustainability appraisal (SA) and site selection
process that the council have undertaken through each stage of the Local Plan publication is
unsound as it has been inconsistent, retrofitted with no evidence available to demonstrate that a
reasonable range of alternative approaches have been evaluated in an SEA context prior to
choices being made. On the contrary, a preferred approach and preferred sites were identified

prior to key documents being produced that should shape policy options.

The Moor Lane site has only ever been considered in detail as a reasonable alternative at the
2018 publication stage and this assessment only relates to the 17 ha parcel that was previously
considered as a proposed allocation and then subsequently as a safeguarded site. The wider
site that has been the subject of consistent representation to the City Council backed by extensive
technical data relating to suitability and deliverability has not been considered in detail. Given the
clear concerns relating to FOAN and the absence of any identified safeguarded land, the wider

site should have been considered and yet it has not been.

HABITAT REGULATIONS ASSESSMENT

Key policies still need to be subject to an Appropriate Assessment with respect to the Habitats
Regulations, the relevant policies cannot be considered sustainable on ecological grounds with

reference to the provisions of the National Planning Policy Framework (NPPF).

Given the lack of robust evidence and, in relation to the legal certainty required by the Habitats
Regulations with respect to European designated sites, it is considered that the Policy SS13
(ST15 Land to the West of Elvington) and Policy SS19 (ST35 Queen Elizabeth Barracks) are
unsound and the Council should invoke the precautionary principle due to the lack of scientific

evidence to inform the likelihood of significant effects.

The lack of update to the HRA at the publication stage of the plan means that the plan strategy

has not yet been justified by the legally required assessment.

SUMMARY

It is clear that the Council’s approach to preparing the York Local Plan is fundamentally flawed,
not being informed by the necessary evidence base to ensure it has been prepared in a sound
manner; rather it is clear that the Council is has made key decisions on site selection without

undertaking an up to date assessment of the Green Belt, sustainability appraisal of reasonable
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alternatives or appropriate assessment of ecological impacts. This retrospective approach to
informing its site selection process does not find support anywhere in the National Planning Policy
Framework or Planning Practice Guidance. The approach has been confirmed as being legally

unsound by David Manley QC (Opinion attached at Appendix 12).

In light of the above it is clear that the Council has not allocated sufficient housing sites and
additional sites will be required in order to deliver the authority’s FOAN. Moor Lane is extremely
well placed in a sustainable location to help deliver this additional need, being suitable, available

and achievable.

The deliverability of the site has been demonstrated unequivocally courtesy of a comprehensive
amount of technical work undertaken, more akin to that which would normally be expected to
support a planning application. Engagement with key stakeholders including Natural England
and the Yorkshire Wildlife Trust has informed this work in order to ensure that development
proposals are entirely robust. The Council's reasons for not allocating the site are unfounded as
demonstrated by the substantial technical evidence and in the case of heritage/Green Belt impact

based on wholly unsound evidence.
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1 INTRODUCTION

1.1 These representations are made on behalf of Barwood Strategic Land Il LLP (‘Barwood’) in
response to the City of York Publication Local Plan Regulation 19 Consultation (February 2018)
(‘the Publication Plan’) being undertaken by the City of York Council (‘the Council’). They refer to
land at Moor Lane, Woodthorpe, 17ha of which had been previously been identified by the Council
as development allocation Site ST10: Land at Moor Lane, Woodthorpe in the Preferred Options
consultation in 2013 and also the Further Sites consultation in June 2014 - capable of delivering
approximately 511 dwellings over the lifetime of the plan period on a land area of some 17.02
hectares. It was then proposed as a safeguarded land site SF12 in the halted draft Publication
Local Plan in September 2014. It was deleted as a proposed allocation at the Preferred Sites

Consultation in July 2016.

1.2 Through its appointed technical consultants, Barwood has engaged with the Council at all key

stages of the Local Plan process to date and has made submissions accordingly.

1.3 At the Local Plan Working Group on 23rd January and also Executive on 25th January, Officers
reported to the Members the outcome of the Pre-publication Draft Local Plan Regulation 18
Consultation (September 2017) (‘the Pre-publication Plan) and made a series of
recommendations to make alterations to the plan allocations to increase housing numbers and
employment land provision to take account of certain consultation comments. Members rejected
most of the options presented by Officers and only accepted minor wording changes and changes
proposed to increase density of York Central and reduce the number of dwellings at Queen
Elizabeth Barracks to increase the on-site recreational buffer required to mitigate impacts on the
nearby Strensall Common SAC. Various minor wording changes made for clarity were also

approved to be made to the Publication Plan.

1.4 Thus, except for the minor wording changes and changes to the capacity of two proposed
allocated sites, the Publication version of the plan remains virtually the same as the Pre-
publication Local Plan (‘the Pre-publication plan') consulted on in October 2017, despite the
advice of the Council's own officers to increase the housing numbers and employment provision

to make the plan more robust.

1.5 HOW Planning has significant concerns that the Council is proceeding with an unsound plan with
an absence of key evidence to support the Council's approach. As presented, the Publication
Plan cannot be found to be sound, or a sound approach which can be built upon, due to the

absence of robust evidence to inform the promoted strategy.
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1.6 These representations explain the soundness concerns with the plan and sets out why the Moor

Lane site should be allocated for housing development.

! HOW



Publication Plan Representations April 2018

2 HOUSING REQUIREMENTS IN THE PLAN

2.1  This section sets out Barwood's general representations to the Publication Plan setting out that

the plan is unsound with regard to its failure to allocated sufficient housing.

OBJECTIVELY ASSESSED HOUSING NEED

Current Evidence Base

2.2 The Publication Plan carries forward the same housing target of 867 dwellings per annum (dpa)
for the period 2017 to 2032/33 as was included in the October 2017 Pre-Publication plan. The
most up to date evidence base in relation to housing need remains the GL Hearn Strategic
Housing Market Assessment Addendum Update published in May 2017. This GL Hearn
document recommends an Objectively Assessed Need (OAN) and housing target of 953 dpa. For
both the Pre-Publication and Publication stages of the plan, the Council has chosen to reject GL

Hearn's and its own Officers' advice and instead opted for a housing target of 867 dpa.

2.3 Barwood's appointed economic advisors, Regeneris Consulting ('Regeneris’), undertook a review
of the Full Objectively Assessed Need (FOAN) for York, including a review of the GL Hearn SHMA
Addendum Update. The Regeneris report was provided with the previous representation made
by HOW on behalf of Barwood submitted to the '‘Pre-publication’ plan. However, as the Council
has made no alteration it is included again at Appendix 1 and a summary of the report's key

findings and the impact upon the soundness of the Local Plan are detailed below.

2.4  GL Hearn has provided the Council with an OAN of 953 dpa. GL Hearn uses the standard three

stage approach of the current Planning Practice Guidance (PPG, namely:
. A demographic starting point of 867 dpa.

. An assessment of the need for an economic adjustment — GL Hearn conclude no

economic adjustment is required.

. An assessment of the need for a market signals adjustment — GL Hearn conclude a
10% market signals uplift is required (867 dpa plus 10% = 953 dpa).

2.5 The Council has rejected GL Hearn’s and their own Officers advice on the need for a market

signals uplift and instead opted for an OAN of 867 dpa, stating:

"The recommendation prepared by GL Hearn in the draft Strategic Housing Market
Assessment, to apply a further 10% to the above figure for market signals (to 953
dwellings per annum), is not accepted on the basis that Hearn’s conclusions were

speculative and arbitrary, rely too heavily on recent short-term unrepresentative

I\

’ HOW



Publication Plan Representations April 2018

trends and attach little or no weight to the special character and setting of York and

other environmental considerations”.

2.6  This stance is deeply flawed. The evidence points to strong and entrenched market signals issues
across York. The approach of applying a flat percentage uplift of the order of 10% to 20% has

now been accepted by numerous Local Plan Inspectors.

2.7 As confirmed in the Regeneris report, GL Hearn has not properly assessed the need for an
economic adjustment. Regeneris find that this is an unjustified and flawed omission and unusual

for GL Hearn who typically model this step in the industry standard way.

2.8 Regeneris have corrected for this omission and have found that under the GL Hearn higher growth
economic scenario (circa +900 jobs per annum) there will be a need to increase the OAN beyond
the 867 dpa starting point to circa 1,050 dpa. Under the baseline economic scenario (+600 jobs

per annum) there is no need for an economic adjustment.

2.9 Under the current OAN guidance Regeneris therefore conclude that the OAN for York is in the
region of 1,150 dpa, based on the higher economic growth scenario plus a 10% market signals

adjustment.

The New and Emerging Evidence Base

2.10 New approaches to estimating the OAN for housing were first introduced in the work of the Local
Plans Expert Group (LPEG) in March 2016. These were crystallised into new CLG guidance on
assessing housing need which is was consulted on in October 2017. The current Draft NPPF
open to consultation reiterates the need for Council's to meet their housing requirements using

the new methodology. The findings of these new approaches are as follows:

. The LPEG approach suggests that the OAN for housing in York is 1,320 dpa for the
period 2012 to 2032, inclusive of the LPEG uplift for the delivery of affordable

housing.

. The new CLG guidance states that the OAN for housing in York over the period 2016
to 2026 is 1,070 dpa.

Conclusion on OAN

2.11 The Council’s position of adopting a housing need figure of 867 dpa is deeply flawed.

2.12 All available approaches to housing need, both current and emerging, point to an OAN of at least
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HOUSING TRAJECTORY
OAN Implications

2.13 Whilst HOW considers the Council’s proposed housing supply to be fundamentally unsound such
that it will not deliver the housing supply as stated in the proposed housing trajectory at Table 5.2
of the Publication Plan, we have reviewed the trajectory in light of Regeneris Consulting's findings.

2.14 Table 1 below demonstrates that if the Council adopted the minimum OAN figure of 1,070 dpa
this would have a significant impact upon the Council’'s proposed housing supply over the plan
period. It shows that there would be need for 3,250 additional houses required through the lifetime
of the plan and that the Council is not providing sufficient flexibility in the proposed supply to

ensure that the Council can maintain a rolling five-year housing supply.

2.15 This is critical as Barwood also has concerns regarding the Council's inclusion of a windfall
allowance, the delivery of strategic sites and their assumptions on density and delivery rates for
the proposed housing allocations. Notably, the Council has not provided an annualised trajectory
in order to understand in detail the phasing of delivery rates proposed for each site and how the
Council will maintain a rolling five year housing land supply in accordance with the NPPF
Paragraph 47 requirement. Therefore, it has not been justified that the trajectory can be delivered
on a site specific basis. This is crucial as there are significant soundness concerns regarding the
deliverability of key sites which suggest that the many of the proposed allocations have significant

constraints to delivery which it has not yet been justified can be adequately mitigated.
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Table 1: Housing Trajectory with Minimum OAN Figure

April 2018

Year

2017/
18

2021/
22

2022/
23

2023/
24

2024/
25

2025/
26

2026/
27

2027/
28

2028/
29

2029/
30

2030/
31

2031/
32

2032/
33

Projected
Housing
Completions
Including Windfall
Allowance (From
2020/21)!

1222

1602

1682

1433

1286

1144

1200

1169

1179

1162

924

884

874

Minimum OAN
Figure?

1070

1070

1070

1070

1070

1070

1070

1070

1070

1070

1070

1070

1070

1070

1070

1070

Inherited Shortfall
(2012 - 2017)
Annualised over
Plan Period?

56

56

56

56

56

56

56

56

56

56

56

56

56

56

56

56

OAN &
shortfall

1126

1126

1126

1126

1126

1126

1126

1126

1126

1126

1126

1126

1126

1126

1126

1126

Annual
Over/
under

supply

96

-536

-396

632

476

556

307

160

18

74

43

53

36

-202

-242

-252

Cumulative
Over/under

supply

96

-440

-836

-204

272

828

1135

1295

1313

1387

1430

1483

1519

1317

1075

823

1 York Local Plan Publication Document Table 5.2
2 Based on CLG guidance housing need consultation (September 2017)
3 York Local Plan Publication Document Table 5.2
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Deliverability

2.16 We have reviewed the Council's assumptions on deliverability and the site densities and have

general comments on the assumptions adopted by the Council.

Delivery Rates

2.17 As the Council does not provide an annualised housing trajectory it is not possible to review in
detail how the proposed delivery rates for the allocated sites contribute towards either a five year
housing land supply or the overall supply of housing. Instead the Council state (in Table 5.1 and

the individual site policies) the estimated phasing for each site in the following categories:
. Short Term (years 1-5)
. Short to Medium Term (years 1-10)
. Medium Term (years 6-10)
. Medium to Long Term (years 6-15)
. Lifetime of the Plan (years 1-16)

. Lifetime of the Plan and Post Plan Period (years 1-21)

Post Plan Period (years 16-21)

2.18 Much of the supply is included from year 1 and there is no information regarding the Council’s
assumed lead in times for sites with permission and for proposed allocations. Lead in times for
these categories will clearly differ. The Council need to ensure that they have considered that the

following will be required prior to the first completions of units:

. Submission of outline planning application to completion of S106 (issue of decision);
o Preparation and approval of reserved matters;

o Discharge of pre-commencement planning conditions;

. Initial site infrastructure; and

o Completion of first dwelling.
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2.19 Recentresearchindicates that the planning approval period and subsequent time to first housing
delivery reveals the total period increases with the size of sites, with the total period being in the
order of 5.3 — 6.9 years for sites between 1,500 and 2,000+ and concludes that large sites are
typically not quick to deliver; in the absence of a live planning application, they are, on average,
unlikely to be contributing to five year housing land supply calculations. The research does caveat
that these are average figures, and there are significant variations from the mean. Clearly,
circumstances will vary markedly from site to site and will depend on site specific factors such as

land ownership and the need for major infrastructure improvements.

2.20 The same research found that on average, sites of 100 to 1,000 units will typically deliver 60 units,
each year while sites of 2,000 or more will deliver over 160 units per annum. That research notes
that while larger sites have a higher delivery rate due to the number of additional outlets, they

take longer to plan and start on-site.

2.21 For sites delivering less than 1,000 houses, it is considered reasonable to include a lead in time
of 2 years for committed sites with outline permission and 3 years for allocated sites without
planning permission. For sites proposed to deliver over 1,000 units it is considered reasonable to

allow for a 5 year lead in time.

2.22 Table 1 illustrates that against a higher housing target, there is a significant shortfall in the first
few years of the plan period. The Council has not provided an annualised trajectory on a site by
site basis demonstrating realistic lead in times for sites and we do not consider that they will be

able to provide a robust five year housing land supply early in the plan period.

2.23 Table 2 illustrates the phasing indicated in the Publication Plan for each of the strategic sites. This
demonstrates that delivery rates for the largest sites, including York Central, Land North of Monks
Cross, Land West of Wigginton Road, Land West of Elvington, Queen Elizabeth Barracks and
Imphal Barracks are above average rates. The Council has not justified on a site by site basis the

delivery assumptions being made to deliver their housing trajectory.

2.24 The Council should be taking a cautious approach to delivery rates and allocating sufficient sites
to ensure a five year housing land supply. The Council’s anticipated delivery rates should be
reconsidered to review whether the expectation of a number of the strategic sites delivering high

rates (and multiple outlets) simultaneously would be realistic.

4 Start to Finish How Quickly do Large-Scale Housing Sites Deliver? November 2016, Lichfields
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Table 2: Phasing and Delivery of Strategic Sites

Number of Delivery Delivery Rate Within Plan Delivery Rate
Site Reference
Houses to be  Phasing® Period® Post Plan Period
Delivered
1,700 - 2,500 1-16 154 houses per year 200 to 1,000
ST5 York Central | houses years (minimum of 1,500 to be delivered) | houses =40 —
200 houses per
year
ST1 British 1,200 houses 1-16 109 houses per year An outline application for up to 1,100 units (Ref.
Sugar / Manor years 14/02789/0OUTM) was validation on 02.01.2015
School and is still pending determination.
ST2 Civil Service | 266 houses 1-10 38 houses per year A full application for up to 266 dwellings (Ref.
Sports Ground years 14/02979/FULM) was validated on 08.01.2015
and is still pending determination.
ST4 Land 211 houses 1-10 30 houses per year A full planning application for 180 dwellings
Adjacent to Hull years (Ref. 15/00166/FULM) was validated on
Road 09.03.2017 and is still pending determination.
ST7 Land East | 845 houses 1-16 65 houses per year
of Metcalfe Lane years
ST8 Land North | 968 houses 1-16 74 houses per year An outline planning application for up to 970
of Monks Cross years dwellings (Ref. 18/00017/OUTM) was validated
on 08.01.2018 and is pending determination.
ST9 Land North | 735 houses 1-16 57 houses per year No planning history
of Haxby years

% York Publication Plan Table 5.1
& Number of dwellings divided by number of years site is phased for minus lead in times (assuming 5 year lead in time for sites over 1,000 units and 3 year lead in time for smaller sites)

%
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ST14 Land West | 1,348 houses 1-21 1,200 = 109 houses per year 148 houses = 30
of Wigginton years houses per year
Road
ST15 Land West | 3,339 houses 1-21 2,200 = 200 houses per year 1139 = 228
of Elvington years houses per year
111 houses 1-10 Phase 1 (1 — 5 years) = 22 houses Phasing based on an outline planning
years permission covering the whole site and
ST16 Terry's Phase 2 (1 — 10 years) = 33 subsequent reserved matters.
Extension Site houses
Phase 3 (1 — 10 years) = 56
houses
863 houses 1-16 Phase 1 (1 — 10 years) = 263 Outline application (Ref. 10/01955/0UTM) was
ST17 Nestle years houses - 26 houses per year validated on 15.09.2010 for a mixed use
South development, including up to 213 units
Phase 2 (6 — 15 years) = 600 however, was withdrawn on 26.10.2017
houses — 67 houses per year
ST31 Land at 158 houses 1-10 22.5 houses a year No planning history
Tadcaster Road years
ST32 Hungate 328 houses ;1/e_arlso 46 houses a year No planning history
ST33 Station 147 houses 1-10 21 houses a year No planning history
Yard, Wheldrake years
ST35 Queen 500 houses 6-15 83 houses per year
Elizabeth years
Barracks
ST36 Imphal 769 houses 16 - 21 153 houses per
Barracks years year

15
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Site Densities

2.25 Paragraph 5.12 of the Publication Plan explains that the yield for each of the strategic site has
been established through working with the site promotors but they have failed to provide details
of the net developable areas and constraints for these sites in order to justify that the yields are
realistic. It is considered that the proposed densities are questionably high given the site-specific
constraints that are known to exist in relation to several of the strategic sites such as the need for
ecological and landscape buffers and heritage constraints. This is crucial as HOW has significant
concerns regarding the deliverability of key sites following a detailed technical review which
suggests that many of the proposed allocations have significant constraints to delivery including
potential highway and ecological impacts which have not yet been justified can be adequately
mitigated. Therefore, it has not been justified that the trajectory can be delivered on a site-specific

basis.

2.26 The Publication Plan also states that the site yield for the non-strategic sites has been calculated
by applying a net to gross ratio depending on area of between 70% and 100% and indicative
average densities have been applied depending on the nature of development proposed and
Policy H2 densities (100 units/ha the city centre, 50 units/ha within the York urban area, 40

units/ha within the suburban area and Haxby/Wigginton, 35 units/ha in the rural area and villages).

2.27 The combined effect of the unconfirmed developable areas of key strategic sites such as ST15
Land East of Elvington, ST5 York Central, ST35 Queen Elizabeth Barracks and ST36 Imphal
Barracks, together with the questionably high densities for several other strategic sites casts
doubt over the ability of allocations to deliver the number of dwellings proposed within and beyond

the plan period.

2.28 The resulting impact is that additional allocations will be required in order for the Council to meet
its five year housing land supply early in the plan period and meet the overall housing

requirements throughout the lifetime of the plan and the 'Green Belt boundary' period.

2.29 Also, there are significant soundness concerns regarding the deliverability of key strategic sites
proposed as allocations in the plan.
ST15: Land East of Elvington

2.30 This site is proposed as a new sustainable garden village settlement to provide 2,200 dwellings
in the plan period (years 1 to 16) and an additional 1,139 dwellings in the five year post plan

‘green belt period' (years 16 to 21).
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2.31 Sandby (York) Ltd and Oakgate/Caddick Group, the representors controlling the majority of the
landholdings for this strategic allocation have been promoting an alternative site boundary and

objected to the proposed allocation at the Pre-publication consultation summarising that it is:

o Unsustainable, unviable and potentially harmful to the environment in which it is set.

. Unviable and unachievable and incapable of making any contribution to the City's

housing needs.
2.32 Specifically, they state:

. that the proposed site capacity is only capable of delivering 1,950 dwellings in the

plan period (250 less than the proposed allocation).

there will be an overall decline in biodiversity from the proposed land take.

Involves access on third party land.

Itis unlikely to be financially viable or sustainable from a public transport perspective.

. The scale of development is incapable of delivering the required level of services to
create a sustainable settlement or support a primary or secondary school and would

in effect create a distant suburb of York.

Surveys have not been carried out on all of the land and it is unknown if it is suitable

for development.

2.33 However, contrary to its own officer's recommendations at the January 2018 Local Plan Working
Group, the Council chose to reject the proposed boundary change put forward by the majority of
the landholders to ensure a sound allocation. It is therefore highly questionable that the site is
deliverable and, if it can be delivered at all, whether sufficient developable area can be achieved

to deliver the number of dwellings proposed (which also remain unaltered).

2.34 The plan cannot be considered sound if its largest strategic allocated housing site has serious
question marks over its deliverability and sustainability credentials. It is clear from the
representations submitted on behalf of the site promotors that, as proposed by the Council, this
site is incapable of delivering the number of dwellings it is allocated for and if it is viable, delivery

would be at a lower rate than the Council have proposed.
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ST5: York Central

2.35 York Central is proposed as a strategic allocation for a mixed-use development including for 1,700
- 2,500 dwellings, of which a minimum of 1,500 dwellings are to be delivered in the plan period,
and 100,000 sg m of Office Bla).

2.36 No justification has been provided to date to demonstrate how the quantum of development can
be achieved and it is also concerning that the proposed capacity of this site has varied

considerably between each stage of the plan.
2.37 Furthermore, Historic England objects to the proposed quantum of development stating that they:

‘remain to be convinced that the quantum of development being proposed is actually
deliverable in a manner which will not only safeguard the significance of the numerous
heritage assets in its vicinity but also not have significant knock-on effects upon the historic

core of York.'

2.38 The website for York Central Partnership (comprising City of York Council, Network Rail, the

National Railway Museum and Homes England) states the following:

'Relocation of the remaining rail site will allow new development to take place. The
current proposals are subject to further technical work and consultation, but current

suggestions include:
. 1,000 to 2,500 homes
° 60,000m2 to 120,000m?2 of office, leisure and retail uses

A collaborative development partnership which includes ourselves, Network Rail, the
National Railway Museum and Homes England is progressing investment and delivery
for the site. The site has been designated a Housing Zone as well as an Enterprise
Zone and public investment is planned to deliver key infrastructure with a view to de-

risk and accelerate this project.’

2.39 ltis clear from the development partnership that there is a significant amount of work required in
order to both justify the quantum of development proposed in the plan and also to bring the site

forward.

MOD Sites

2.40 The residential land supply in the plan relies upon the closure of two operational Ministry of
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o ST35 Queen Elizabeth Barracks, Strensall (allocated for 500 dwellings - years 6 to
15)

o ST36 Imphal Barracks, Fulford Road (allocated for 769 dwellings - years 16-21)

2.41 In the case of Queen Elizabeth Barracks in Strensall, the estimated disposal date was given as
2021 but that this relies upon the closure reliant upon re-provision elsewhere. Imphal Barracks
has an estimated disposal date of 2031. The MOD has confirmed that the strategy for the re-
provision is not yet known and to plan, secure and implement the relocation is clearly unrealistic
to achieve by 2021.

2.42 The report states that MOD will commence on a range of detailed assessment studies for the built
estate plans and provide an update on the progress of this strategy in the first annual report to

Parliament in autumn 2017. No public updates to Parliament have been made to date.

2.43 Given that the sites remain operational and no further announcement has been made to confirm
the estimated closure date or the necessary re-provision of the existing facilities, these sites
cannot be considered to be available. Relying on as yet unconfirmed closures poses a significant

risk to the strategy of the plan.

2.44 We note that other representors have drawn attention to the Cheltenham, Tewkesbury and
Gloucester Core Strategy where the plan proposed the allocation of the MOD site at Aschurch
(also identified for closure in the 'A Better Defence Estate' November 2016 document). This was

later partly withdrawn from the Core Strategy due to retention by MOD of part of the site.

2.45 |If the sites are to be included within the land supply, the Council should obtain commitment, with
evidence to demonstrate this will be achieved, from the MOD that the sites are deliverable and a

confirmed disposal date.

2.46 It is considered that given the level of uncertainty regarding these sites a more robust approach
would be to include other sites to provide sufficient flexibility in the Council's housing land supply,

particularly in the early years of the plan.

2.47 Furthermore, there are site-specific concerns in relation to the quantum of delivery achievable for
these sites. Historic England has raised objection to both of these sites as an assessment of the
significance of the sites is lacking, meaning that it is not possible to ascertain whether the quantum

of development anticipated is likely to be deliverable.
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2.48 Natural England has also raised objection to ST15 Queen Elizabeth Barracks due to the lack of
information being required for the plan's Habitat Regulation Assessment (HRA) due to the

proximity to Strensall Common SAC.

2.49 These statutory consultee objections reflect the lack of technical assessment that has been
carried out to date to justify the quantum of development proposed can be delivered and any

impacts be appropriately mitigated.

2.50 Itis unsound for the plan to rely upon a significant provision of housing supply from sites that are
still operational with unconfirmed closures and do not appear to have been subject to the same
level of robust technical assessment as other sites in relation to the extent of constraints and
particularly potential impacts upon heritage assets, ecological designations and the highway

network.

Windfall Allowance

2.51 The Council's approach to the inclusion of a windfall allowance has been to consider sites below
0.2 hectares and conversions as windfall sites, as these fall outside of the threshold used to
identify potential housing sites in the Local Plan. An allowance of 169 dwellings per annum
accounts for 20% of the Council's annual OAN. HOW Planning considers that this amount of
windfall is too high and a more robust approach, and to ensure flexibility throughout the Plan
period, would be to allocate sufficient land allocations to meet the identified OAN allowing any
windfall development to provide flexibility in delivering housing through the identified sources. A
reliance on windfall sites to deliver circa 20% of York's proposed figure of 867 dpa does not allow
any flexibility when considering that the sites are windfall because they fall outside of the site
selection criteria. In summary, these are the only other sources of supply which the Council can

rely upon.

2.52 HOW Planning considers that it is unsound for the windfall allowance to be calculated from historic
annual windfall completions during a period when York did not have an adopted plan or an
identified housing supply; as such the delivery of houses through windfall was considerably higher
than would be likely when a Plan-led approach to development is functioning properly. However,
it is not possible to be definitive on this point as the City of York Local Plan Windfall Allowance
Technical Paper (2017) referred to at Paragraph 5.8 of the Publication Plan has not been
published alongside the consultation. Reviewing the previously published Windfall Allowance
Technical Paper (2016), in five of the ten years where windfall has been considered, this form of
supply accounted for over 50% of all overall completions, accounting for almost 77% in 2008-
2009. A Plan-led approach would very likely have resulted in a substantially reduced windfall

figure given that when supply is being met elsewhere there is a reduced demand for small and
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2.53 The Windfall Paper highlights that there has been a recent spike in the ‘Conversions’ category on
the back of Permitted Development changes. This type of development is a finite supply and
there is no guarantee that the levels achieved from 2014-16 will continue at this rate which has

had the effect of significantly inflating the windfall average.

2.54 Itis not robust to extrapolate from data with a spike in this type of housing which distorts the ten
year average figure as there is insufficient data to judge whether there will continue to be an
increased rate experienced. Indeed, the most up to date monitoring data reported in York’s Half
Year Housing Monitoring Update for Monitoring Year 2017/18 shows that there has been a
significant drop and just 2.7% of the completions arise from this source at the midpoint for the

year.

2.55 Given, the large and recent fluctuations, the Council should be erring on the side of caution and

not extrapolating a new trend forward in calculating its windfall rate.

2.56 Itis impossible to be definitive as an up to date Technical Paper has not been published, but the
2016 Technical Paper states that it is not necessary to make any reduction to allow for uncertainty
in the market. It is recommended therefore that a reduction of 10% should be applied, in line with

the approach adopted by other authorities.

APPROACH TO SAFEGUARDED LAND

2.57 At the Preferred Sites stage of the plans preparation in 2016 the Council deleted a safeguarded
land policy and allocations and instead sought to identify sufficient land to accommodate York’s

development needs across the plan period, 2012-2032 stating that:

‘the Plan provides further development land to 2037 (including allowing for some
flexibility in delivery) and establishes a green belt boundary enduring 20 years. In
addition, safeguarded land is no longer designated... rather several of the Strategic
Sites identified in the document have anticipated build out time beyond the fifteen year
plan period. This ensures that we can meet long term development needs stretching
well beyond the plan period and that green belt boundaries will not need to be altered

at the end of the plan period."

2.58 Paragraph 3.13 of the Publication Plan states that in addition to the needs of the plan period (to
2033), the Plan provides further development land to 2038 to establish a Green Belt boundary for
20 years.

2.59 The NPPF, paragraph 85, identifies that where necessary Local Plans should provide
safeguarded land to meet longer term development needs stretching ‘well beyond the plan period’
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and that local authorities should satisfy themselves that Green Belt boundaries ‘will not need to
be altered at the end of the development plan period’. NPPF, paragraph 157, advocates a 15-

year time horizon for Local Plans.

2.60 A number of other Local Plans have indicated that a 15-year plan period, followed by 10 to 15
years’ worth of safeguarded land will ensure that Green Belt boundaries retain a degree of
permanence. It would therefore appear appropriate to ensure that the Green Belt boundaries are

capable of enduring until at least 2043.

2.61 The previously aborted 2014 Publication draft Local Plan identified that the full needs of the
housing and employment land during the plan period should be met without compromising the
integrity of the Green Belt and which would endure for at least 25 years. The previous Preferred
Approach was to safeguard land to provide options for future consideration during the lifetime of
the Green Belt (a further 10 years). As stated at Paragraph 2.3.64 of the Sustainability Appraisal,

this approach has not been carried forward because:

‘Safeguarded land previously identified in the aborted Publication draft Local Plan was
removed given that several of the strategic site identified in the document anticipated build
out times beyond the fifteen year plan period. This was to ensure that the long-term need
stretching beyond the plan period could be met and Green Belt boundaries would not need

to be altered in the plan period.’

2.62 Rather than the allocation of safeguarded land, the Publication Plan promotes build out rates
beyond the fifteen year plan period for several of the Strategic Sites identified in the document.
HOW Planning do not consider this approach to be sound due to the reasons set out below.

2.63 By our calculations in Table 3 below these strategic sites are not capable of delivering five
additional years housing land supply. Furthermore, as set out above there are serious questions
regarding the quantum of development that can be delivered from these sites. Given the
importance of the plan strategy to ensure that the Green Belt endures 'well beyond' the plan

period, it is concerning that the Council are relying on these sites to achieve this.

Table 3: Post Plan Period Housing Supply

Dwellings to be delivered Years 16 to 217

ST36 Imphal Barracks 769

ST15 Land West of Elvington 1,139

7 York Local Plan Publication Plan Table 5.1
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ST14 Land West of Wigginton Road 148

ST5 York Central 200-1,000

Total 2,256- 3,056

Years supply against Council OAN® 26-35

Years supply against Minimum OAN?® 21-28

2.64 The abortive Publication Draft Local Plan (2014) included Policy SS3: The Creation of an
Enduring Green Belt which sought the allocation of 335 hectares of safeguarded land, in order to
create a Green Belt that endures beyond the Plan period. The Council sought legal advice in
January 2015 which was presented to the Local Plan Working Group at their meeting of 29
January 2015, to advise how the Local Plan should address safeguarded land within the Local
Plan (See Appendix 2). There are a number of points raised within Counsel's Advice, which are
worth further consideration as, despite Counsel's warning regarding an alternative approach to
that advocated within the Advice, the Council has chosen to continue to promote an approach
which is clearly unsound and places the Local Plan and severe risk.

2.65 In the context of the Safeguarded Land opinion, Counsel advised that a time horizon of 10 years
beyond the life of the Plan would be considered appropriate to meet longer term development
needs and to ensure the permanence of the Green Belt by ensuring Green Belt boundaries would
not need to be altered at the end of the development plan period. The approach promoted by the
Council in the Preferred Sites document and carried forward to the Publication Plan is to 'over
allocate' a number of identified strategic sites so development on these sites will continue beyond
the fifteen year trajectory. Coupled with a windfall allowance, the Council consider that this
approach is sufficient for Green Belt boundaries to endure for a minimum of 20 years and thus no
land has been allocated as safeguarded. This is particularly pertinent when considering that the
OAN promoted in the Publication Plan is significantly below the OAN calculated by Regeneris and
the figure derived from the consultation CLG guidance, and the allocated sites will not deliver the
land required to accommodate the development needs of this Plan period let alone beyond this
Plan.

2.66 Counsel's Advice was clear that if no safeguarded land is identified in the emerging Local Plan,

this would give rise to a serious risk of the Plan being found unsound. There would be a failure to

8 City of York have assessed needs as 867dpa for the period 2033-2038
° Based on Regeneris's suggested minimum OAN

%
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identify how the longer-term needs of the area could be met, and in particular a failure to indicate
how those longer-term needs could be met without encroaching into the Green Belt and eroding
its boundaries. Counsel's Advice concludes that the Local Plan must be able to demonstrate that
there is sufficient land outside of the Green Belt boundary which will be suitable for meeting the
need for further development, and which is likely to be available when those needs arise. This

advice has not been heeded by the Council and, as published, the Publication Plan is unsound.

2.67 HOW Planning considers that the Council's approach and justification to the non-inclusion of

safeguarded land is unsound for the following reasons:

o The OAN which the Council has projected forward to calculate development needs

post Plan period does not meet full objectively assessed needs;

. There are serious concerns regarding the proposed densities and deliverability of
the strategic sites proposed to deliver housing in the post plan period. Even if the
Council’'s assumptions were correct (which the evidence does not support), they

could only deliver between 2.1 and 3.5 years supply of housing;

. A period of only 5 years (2033 to 2038) has been considered 'post Plan' which will
not ensure the permanence and longevity of the Green Belt, as the Council had

previously accepted that 10 years post Plan would be required; and

. The Council's reliance on allocated sites and windfall allowance to deliver
development needs post-Plan does not allow for any flexibility within the Plan period
and thus cannot be relied upon to provide a robust approach to the development

post-Plan and to ensure the permanence of the Green Belt.

2.68 There is little guidance available in defining the appropriate amount of safeguarded land, but after
considering best practice and reviewing the approach taken by other authorities, an approach
which considers a 10-15 year period beyond the end of the current Plan period seems to be most
appropriate, as this strikes a reasonable balance between avoiding the need to review Green Belt
at the end of the current Plan period and avoiding unnecessary releases of Green Belt land at
this time. Table 4 sets out projected needs (both the Council's and a Minimum OAN) post Plan
and calculates the quantum of land which should be allocated as safeguarded land to meet
development needs for a 10-year period post 2033. This approach projects forward development
needs a further 10 years, however excludes any windfall allowance. It is noted that this exercise
simply extrapolates the Council's planned provision (for the period 2033-2038, as this is different
to the OAN proposed during the Plan period) and Regeneris's suggested minimum OAN for a 10-
year period beyond the Plan period.
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Table 4: Calculation of Safeguarded Land Requirements (10 years)

April 2018

City of York | GL HearnOAN Minimum OAN Regeneris
Council OAN OAN
OAN (dpa) 8671 953 1,070% 1,150
Required Safeguarded Land | 8,670 9,530 10,700 11,500
(units)
Required Safeguarded Land | 413 454 510 548

(hectares)*?

2.69 As there may be a requirement to bring forward growth anticipated for post 2033, to ensure a

sufficient supply of land to meet housing and other development needs, it is therefore essential

that an appropriate level of safeguarded land is allocated now to prevent the need to review the

Green Belt boundaries again at the end of this plan period, or indeed before.

2.70 In summary, the Council's failure to adequately demonstrate both a satisfactory required quantum

of safeguarded land and a sufficient supply is contrary to the necessities of the NPPF to ensure

the permanence of the Green Belt. Consequently, the Council's approach to the non-inclusion of

safeguarded land within the Local Plan is not considered to be sound as it fails to meet objectively

assessed development needs and would require a further review of Green Belt boundaries at the

end of the Plan period, if not before.

10 City of York Council have assessed needs as 867dpa for the period 2033-2038

11 Based on Draft CLG Methodology October 2017

12 Based upon a net developable area of 70% and a development density of 30 dwellings per hectare.
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3 GREEN BELT EVIDENCE BASE

3.1 Paragraph 1.49 of the Publication Plan sets out that the York Local Plan is establishing the
detailed boundaries of the Green Belt for the first time. It explains that the majority of land outside
the built-up areas of York has been identified as draft Green Belt land since the 1950’s, with the
principle of York’s Green Belt being established through a number of plans including the North
Yorkshire County Structure Plan (1995-2006), and the Yorkshire and Humber Plan: Regional
Spatial Strategy to 2026 (2008). It states that the overall purpose of York’s Green Belt is to

preserve the setting and special character of York, also helping to deliver the other purposes.

3.2 The Local Plan will establish the detailed boundaries of the outstanding sections of the outer
boundary of the York Green Belt about 6 miles from York city centre and define the inner boundary
to establish long term development limits that safeguard the special character and setting of the
historic city. It is therefore the role of the Local Plan to define what land is in the Green Belt and

in doing so established detailed green belt boundaries.

3.3 The Publication Plan states that as well as the Green Belt's primary aim being 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.

3.4 NPPF paragraph 83 allows for Green Belt boundaries to be altered in exceptional circumstances
as part of the preparation or review of a Local Plan. Paragraph 84 confirms that when drawing up
or reviewing Green Belt boundaries local planning authorities should take account of the need to
promote sustainable patterns of development and the consequences of channelling development
towards non-Green Belt locations should be considered. Paragraph 84 also requires local
planning authorities to satisfy themselves that Green Belt boundaries will not need to be altered
at the end of the development plan period and to define boundaries clearly, using physical
features that are readily recognisable and likely to be permanent. Paragraph 85 seeks (amongst
other things) consistency with the strategy for meeting identified requirements for sustainable

development, including longer term development needs "stretching well beyond the plan period".

3.5 Whilst, the Local Plan covers the period from 2017 to 2032/33, the Green Belt boundaries are
stated to endure for an additional 5 years up to 2037/38. No justification has been provided as to
why 5 years beyond the plan period is considered to be 'well beyond the plan period'. Given the
arguably national importance of York's green belt in heritage terms, there is a strong argument to
be made that the Green Belt should endure well beyond the period in York. This is dealt with in
greater detail in our response to the plans approach to safeguarded land below. HOW consider

it appropriate to ensure that the Green Belt boundaries are capable of enduring at least an

additional 10 years until 2043.
%
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3.6 In addition to setting the detailed boundaries, HOW Planning also consider that exceptional
circumstances exist which justify a general review of the extent of Green Belt boundaries around
York. Indeed, the Plan does propose allocations that would be considered to site within the broad

extent of the Green Belt as it currently stands.

3.7 Given, the importance of establishing a Green Belt that will endure in York, it is extremely
surprising that the Council is relying upon an evidence base that dates back to 2003 and earlier:
"The Approach to the Green Belt Appraisal 2003'. This 2003 report is just 16 pages long and

states that the appraisal consisted of the following three component parts:

3 Desk top study - comprising two parts: firstly a review of relevant written information
including [now superseded] PPG2, the work of Baker of Associates in the East
Midlands, and previous work undertaken by the City of York and North Yorkshire
County Councils; and secondly, the detailed consideration of maps both historic and

current of the City of York Council area.

. Field analysis - A considerable amount of time was spent in the field assessing the

land outside the City's built up area.

. Data collation and analysis. The output from the two stages above was analysed and
evaluated to determine which areas of land are most valuable in Green Belt terms.

The results of this work are included within this document and illustrated in map form.

3.8 The report does not include the detailed evaluation outlined above and reads as a conclusion. It
is considered unsound that the empirical evidence base upon which the Council's site selection
process is based has not been made available and relies upon documents that are over 25 years
old including the work of North Yorkshire County Council in their York Green Belt Local Plan,

which was considered at a public inquiry between autumn 1992 and spring 1993.

3.9 The 2003 report states that it sought to identify those areas within York’s Draft Green Belt that
were key to the City’s historic character and setting. The outcome was the identification of the

following areas of land important to the historic character and setting of York:
. Areas preventing coalescence
o Village setting area
. Retaining the rural setting of the City

. River corridor
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. Extension to the Green Wedge

. Green Wedge

. Stray

3.10 These areas of land, established in 2003, still form the basis of the Council's approach to site

selection and Green Belt boundaries.

3.11 The Moor Lane site lies within an area 'Retaining Rural Setting’ stated to be: specific to areas of
open countryside visible from prominent locations enabling views of the city and in particular the

Minster or conservation areas.

3.12 At section 8. (page 14) of the 2003 document the reasons for the importance of that category are

given as:

(i) Open countryside visible from a prominent location enables view of the city, the historic
character of which is particularly important.

(ii) Areas afford either good views of the Minster or the urban edge comprised of a

Conservation Area, the historic character of which it is important to retain.

3.13 Specifically, it identifies 'Area F3: South and West of Woodthorpe' which the site falls within as

having:
. An open agricultural landscape including the woodland of Askham Bogs affording
prominent views of Minster.
. Also has an important role in preventing the coalescence of Copmanthorpe and the

urban area.

3.14 The 2003 assessment was then updated in 2011 by a Historic Character and Setting Paper, the

stated purpose of this was:

'to consider potential changes to the boundaries proposed in the 2003 Appraisal document,
in light of issues raised on historic character and setting designations as part of the
consultation on the Core Strategy and Allocations DPD. It is not intended to readdress or
reconsider the background principles in or behind the Appraisal or make any changes to
the principles behind the designation of a piece of land.' (paragraph 1.2, York Council
Historic Character and Setting Technical Paper, 2011).
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3.15 Since 2003 the following updates have been undertaken to the Green Belt/Heritage evidence

base:

. City of York LDF Historic Character and Setting Technical Paper (January
2011). The 2011 Technical Paper sets out that the work was undertaken as a
response to the consultation response by Fulford Parish Council which included a
review of Fulford’s Green Belt Land and other consultation responses to the Core
Strategy Preferred Options document and to the Allocations DPD Issues and
Options document. It did not comprehensively review all of the historic character
areas, only responding to specific concerns raised. The only changes made were
around the village of Fulford reliant upon the Parish Council's assessment of the
Green Belt.

. Historic Character and Setting Technical Paper Update (June 2013). This
Update considered sites that had been submitted to the plan process and made a
series of additions and deletions to the boundaries under the relevant historic
character and setting designations. Again, it did not undertake a wholesale re-

assessment of the historic character and setting areas.
. Heritage Topic Paper Update 2013 (June 2013). This states that:
it is clear that the evidence base:

is incomplete and that there is a requirement for further specific studies which will
provide more detailed evidence for this exploration of the special historic

character of the city; and

it is subjective and that at any one moment the constituent parts of the categories
can change and be redefined. The results of any further studies will demand a
review of this paper and the process of review may challenge parts of the

narrative.

. This document examines and assesses existing evidence relating to the City of
York’s historic environment and how it can be used to develop a strategic
understanding of the city’s special qualities. This assessment proposes six principal
characteristics of the historic environment that help define the special qualities of
York. The 2013 Update sets out those factors and themes which have influenced

York’s evolution as a city and whilst it makes references to some sites within this, it
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. Heritage Topic Paper Update (September 2014). Appears identical to the Topic
Paper 2013 Update. We note that the 2013 Topic Paper Update is no longer

available on the Council's website only the 2014 document.

. Heritage Impact Assessment (September 2017). this document comprises a
detailed assessment of the proposed Strategic Sites or planning policies against the
six Principal Characteristics identified in the Heritage Topic Paper. It does not re-

evaluate the historic character and setting areas.

3.16 Whilst the evidence base sets out a series of incremental changes to the areas of land important
to the historic character and setting of York, largely in response to consultation responses, a full

re-appraisal of the designations has not been carried out since 2003.

3.17 Given that the designations are based on changing factors such as views of Minster this should
have been updated by the Council and their failure to do so is unsound as is their failure to make

the empirical site assessment available for scrutiny.
3.18 Planning Practice Guidance Paragraph 014 Reference ID: 12-014-20140306 states that:

‘evidence needs to inform what is in the plan and shape its development rather than being
collected retrospectively. It should also be kept up-to-date. For example, when approaching
submission, if key studies are already reliant on data that is a few years old, they should be
updated to reflect the most recent information available (and, if necessary, the plan adjusted

in the light of this information and the comments received at the publication stage).

Local planning authorities should publish documents that form part of the evidence base as
they are completed, rather than waiting until options are published or a Local Plan is
published for representations. This will help local communities and other interests consider

the issues and engage with the authority at an early stage in developing the Local Plan.'

3.19 Given the national importance of the York Green Belt in heritage terms, an evidence base relying
upon work carried out more than 25 years ago and not made available for review cannot be
considered to be justified by appropriate and proportionate evidence base or in line with national

policy on Green Belts which has changed since 2003 with the publication of NPPF.

3.20 In September 2016 Barwood's consultants advising on heritage (see Appendix 10) concluded that
allocation of the Moor Lane site for development would not have a direct, physical effect upon a
designated heritage asset. They concluded that despite being categorised as forming part of the
‘rural setting of York’ by the City of York Council, the Moor Lane site is separated by some three

kilometres of nondescript suburban development from the characteristic and recognisable
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landmarks of the historic city. It is also closely associated with the extensive modern housing
estates of Woodthorpe to the north, and the mixed educational and retail facilities focused around
Askham Bar on the main road to the east. Together these areas of recent development both
contain and constrain its wider contribution to the setting of York, in terms of its significance as

an historic place.

3.21 Whilst the current openness of the land south of Woodthorpe contributes to the rural setting of
the city, the appreciation of the rural setting is a visual experience, not based on the historic or
cultural importance of this area of land as a retained open buffer. Nor does the current extent of
the rural setting south of Woodthorpe exist — or need to continue to exist — by virtue of some
substantive landscape principle (a scarp slope or river valley for example). There is no natural
landscape ‘watershed’ or feature that dictates that a fixed amount of rural buffer remains; the
current urban edge is merely as far as the City has extended in its historic growth up until this
Plan Period. As such, this quality is both seasonal (open views being obscured by the roadside
hedge in summer) and entirely subject to the vagaries of land management practices, over which
the Council has no control. The rural setting is mainly experienced from the A1237 and could

readily be changed (or obscured) by hedgerow management and/or tree planting.

3.22 In light of the pressing need to identify strategic housing land, Barwood’s advisors consider that
the preservation of a green buffer to the A1237, rather than the city, is an appropriate way to

protect the visual interests of the main receptors of the rural buffer, i.e. those using the A1237.

3.23 These issues are highlighted by the Council’'s Green Belt study; as long ago as 2003 when the
Study was commissioned, the ST10 site was, curiously, omitted from the land area subject to
review. There are no natural landscape boundaries between ST10 and wider Moor Lane site
which would suggest that ST10 alone (and no more land) is capable of coming forward for

development.

3.24 Given that the land surrounding Marsh Farm (ST10) is excluded from this Green Belt character
area already, extending this boundary to the proposed red line within the context of a sensitively
treated masterplan would not result in the loss of the whole of this Green Belt character area, or

erode the impression of a historic city within a rural setting.

3.25 The site boundary promoted by Barwood is not exceptional in terms of its location within Green
Belt land; in particular it would not contribute to the sprawl of large urban areas; and would not

lead to the coalescence of settlements.
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4 SITE SELECTION METHODOLOGY AND SUSTAINABILITY APPRAISAL

4.1 Planning Practice Guidance (PPG) advises® that plan-makers should assess the policies in a
draft Local Plan, including the reasonable alternatives, to identify the likely significant effects of
the available options. Reasonable alternatives should be identified and considered at an early
stage in the plan making process, as the assessment if these should inform the local planning
authority in choosing its preferred approach. With regards to plan-making, the NPPF confirms at

paragraph 152:

‘Local planning authorities should seek opportunities to achieve each of the economic,
social and environmental dimensions of sustainable development, and net gains across all
three. Significant adverse impacts on any of these dimensions should be avoided and,
wherever possible, alternative options which reduce or eliminate such impacts should be
pursued. Where adverse impacts are unavoidable, measures to mitigate the impact should
be considered. Where adequate mitigation measures are not possible, compensatory

measures may be appropriate.’

4.2 This section sets out that the sustainable environmental assessment (SEA)/sustainability
appraisal (SA) and site selection process that the council have undertaken through each stage of
the Local Plan publication is unsound as it has been inconsistent, retrofitted with no evidence
available to demonstrate that a reasonable range of alternative approaches have been evaluated

in an SEA context prior to choices being made.

4.3 Onthe contrary, a preferred approach and preferred sites were identified prior to key documents

being produced that should shape policy options.

LOCAL PLAN PREFERRED OPTIONS (2013)

4.4 At the 2013 Preferred Options stage 17.02 hectares of the Moor Lane site was proposed as a
strategic site to provide a suburban extension for 511 dwellings to be developed over the lifetime

of the plan (years 1-15 of the trajectory).

4.5 The Council produced Sustainability Appraisal (SA) Appendices. Appendix 1: Local Plan SA -
Policy Alternatives Appraisal and Appendix 2: Strategic Sites Preferred Options Appraisal. The
latter included an appraisal of the proposed ST10 Moor Lane as a strategic site against a series

of objectives. Figure 8 in that document summarised this appraisal.

4.6 At that stage the Council predicted negative impacts against ‘biodiversity’, ‘Use land resources

efficiently and safeguard their quality’ and ‘flooding’ objectives. Notably, the site was appraised
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as having a ‘positive or negative impact depending upon how it is implemented’ on both ‘cultural

heritage’ and ‘natural and built landscape’ objectives.

4.7 The detailed appraisal highlighted the potential risk to Askham Bog and the need for further work

to demonstrate that mitigation could be achieved. In relation to biodiversity it was stated:

‘Further work in needed to determine what impact this level of development would
have on the site through hydrological survey and assessments. The severity of the
impact would depend upon the masterplan and final housing numbers. Currently, the

impact would be negative although this is subject to further assessment.’
4.8 Inrelation to land use it was stated:

‘This site is greenfield and is currently within agricultural use. It is grade 3 agricultural
land indicating it is of high quality. Furthermore, the quality of this land is associated
with peat reserves and its ability to provide and store ground water Askham Bog. Loss
of this resource could have significant environmental consequences although the

severity of this would need to be determined through further assessment.

’

A positive for this site is that it does not contain any outstanding contamination issues.
4.9 Inrelation to flooding it was stated:

‘There are known capacity issues in the water course within this area which would
need to be investigated further as it is known that there is an existing pumping station
which works 24 hours a day. Specific mitigation techniques for the management of
surface water flooding such as sustainable drainage (SUDs) should be considered in

relation to the impacts on Askham Bogg.’
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Figure 1: Preferred Options 2013 Appendix 2 SA Extract
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4.10 Representations to the Preferred Options consultation that supported the allocation of ST10 but
also proposed a larger area of land at Moor Lane, Woodthorpe for allocation supported by a
detailed masterplan.

FURTHER SITES CONSULTATION (2014)

4.11 The Council undertook a further sites consultation in 2014. This consultation included a ‘Technical
Officer Assessment of Boundary Changes’ included within Further Sites Consultation Appendix
5: Changes to Strategic Sites. It also included Further Sites Consultation Appendix 12:

Sustainability Appraisal Technical Note.

4.12 The Technical Officer Assessment rejected the proposed boundary change and retained the
smaller area, stating that:

‘The proposed boundary extensions would also have landscape and heritage impact
issues, and are on land identified within the Cities greenbelt appraisal evidence base as
being an important character area retaining the rural setting of the City. The proposed
extensions to the west of the original boundary would have a particularly severe heritage
impact, as a result of their proximity to the Outer Ring Road and impact on the setting of

S
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the city and key views of the minster and city — bringing development into the foreground

of these views.’

The wider proposed development area surrounding the Preferred Options allocation would
have landscape and greenbelt impacts and whilst the principle of providing a green wedge
between the site and Askham bog in order to mitigate impacts is supported, the extent of
this strategic green space buffer and development area would require very careful
consideration, and robust evidencing as part of the masterplanning process. Strategic
green space will have an important function in terms of setting of the City as well as the
landscape setting of Askham Bog - the countryside setting of this important landscape
asset for existing and new residents. Land to the south of the preferred options allocation
is identified as greenbelt character area ‘retaining rural setting’, and was proposed to form
part of the greenbelt in the Preferred Options draft plan given it’s landscape quality and the
sensitive nature of this area in terms of establishing the setting of the city. Development
along Moor Lane would reduce views across the rural landscape, including Askham Bogg.
From this perspective alone, although the depth of development is less critical than at the

western site boundary, it would still compromise the landscape setting of the city’.*

4.13 The Sustainability Appraisal undertaken at that stage was very brief and assessed sites against
a desk based analysis and scored accordingly how sustainable they are in terms of their location

against a number of social, environmental and economic factors.

4.14 Through the SA process the Council should have undertaken an assessment of all reasonable
alternatives. The Council did not test fully the potential site amendments identified within the ‘2013
Further Sites Consultation’. No sustainability appraisal was made of allocating the larger site over
that originally proposed as ST10.

4.15 At this stage Barwood submitted detailed representations supported by an updated Masterplan
which was fully informed by a detailed technical evidence base and following comprehensive
discussions with officers and other key stakeholders, such as Natural England and the Yorkshire
Wildlife Trust (YWT).

HALTED DRAFT LOCAL PLAN PUBLICATION DOCUMENT (2014) — PRESENTED TO
LOCAL PLANS WORKING GROUP AND EXECUTIVE

4.16 The ST10 site was omitted as a strategic site at this stage of the plan and instead the same extent

of land was identified as land to be safeguarded for longer term development needs.

14 Further Sites Consultation Appendix 5: Changes to Strategic Sites pages 21-23
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4.17 The reasons set out by the Council in the Site Selection Paper Addendum (September 2014)
broadly accord with those identified in the earlier Further Sites consultation, with significant

reliance placed on concerns expressed by key stakeholders.

Whilst it is acknowledged that both the 17ha and 98ha site extents are controlled by a
willing landowner, and the smaller site extent meets the constraint and accessibility related
criteria for site selection, the potential for ecological impact on the adjacent Askham Bog
SSSI, and potential implications of any mitigation approach on site viability and
deliverability are currently uncertain and require further detailed assessment. In the context
of requirements set out a paragraph 118 of the NPPF, these unknowns represent a key

risk to site delivery.

The severity and complexity of these issues is likely to be increased for the larger 98ha site
extent, due to closed proximity to the SSSI and larger quanta of development (albeit it is
acknowledged that a larger development will generate greater value to implement
mitigation). In addition, there are key and fundamental landscape and greenbelt/heritage
impact concerns relating to the larger proposed site allocation. For this combination of
reasons, the decision has been made to not take the larger potential site forward for

allocation in the plan.

On the smaller site, landscape and greenbelt issues are less severe, and ecological
impacts and mitigation requirements would still be required, though may be of a
commensurately smaller scale and therefore more manageable. Given that in the current
absence of firmer evidence, risks around delivery still exist, and within the context of
availability of alternative development sites with fewer development risks around capable
of meeting objectively assessed needs over the plan period, the decision has been taken
to safeguard the smaller 17ha site. This will allow development decisions to be made at a
later date, when a better understanding of technical impacts, mitigation measures and

deliverability issues is available.’

4.18 The Draft Sustainability Appraisal (Main) Report (September 2014) advises that all proposed site
allocations and alternatives have been subject to SA as part of the preparation of the Report,
including those that have already been subject to SA (in order to reflect new information received)
using the site assessment criteria. This is detailed within the Appendix H. The following

assessment is given for ST10: Moor Lane.
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Figure 2: Extract from Appendix H: Draft Sustainability Appraisal (Main) Report (September 2014)
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4.19

4.20

4.21

4.22

4.23

A detailed appraisal of the site was not provided only the above summary. Thus, there was no
additional explanation was given as to why the site was now appraised to have a negative impact

upon ‘cultural heritage’ and ‘natural and built landscape’ objectives when previously.
No appraisal was made of allocating the larger site over that originally proposed as ST10.

LOCAL PLAN PREFERRED SITES CONSULTATION (2016)

Following a long hiatus in the plan making process, at the Preferred Sites stage of the plans
preparation in 2016 the Council deleted a safeguarded land policy and allocations and instead
sought to identify sufficient land to accommodate York’s development needs across the plan
period, 2012-2032 stating that:

'the Plan provides further development land to 2037 (including allowing for some flexibility
in delivery) and establishes a green belt boundary enduring 20 years. In addition,
safeguarded land is no longer designated... rather several of the Strategic Sites identified
in the document have anticipated build out time beyond the fifteen year plan period. This
ensures that we can meet long term development needs stretching well beyond the plan
period and that green belt boundaries will not need to be altered at the end of the plan

period."

The Local Plan Preferred Sites was accompanied by an ‘Interim SA’ report. The Interim SA is
stated to supersede those previously considered in the Sustainability Appraisals (SA) that
accompanied the Preferred Options Local Plan (2013) and the aborted Local Plan Publication
Draft (2014).

Itis an extremely limited document that satisfies itself with testing the proposed allocations against
a range of SA objectives. It was the intention of the Council to then move forward to prepare a
full SA which will purport to test sites and alternatives. The opinion of Leading Counsel submitted
by Barwood at that stage of the plan that this approach is deeply flawed in that “it has a poor
relationship to legal requirements and will tend to appear as an exercise in retrofitting evidence

to a pre-determined outcome.”
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4.24 There was no available evidence to demonstrate that a reasonable range of alternative
approaches were evaluated in an SEA context prior to choices being made; rather a preferred
approach has been identified prior to any proper SEA exercise and in the absence of the
completion of a comprehensive Green Belt Assessment. The approach taken by the Council thus
far in arriving at this ‘Preferred Sites’ stage is clearly unsound and has been carried out without

the essential requirement of supportive evidence to inform the choices being pursued.

LOCAL PLAN PRE-PUBLICATION REGULATION 18 CONSULTATION (2017)

4.25 The Pre-Publication Sustainability Appraisal Appendix H: Appraisal of Allocations and
Alternatives considers the larger Moor Lane site against the SA Objectives as a reasonable

alternative. This is provided below.

Figure 3: Extract from Appendix H Pre-Publication Sustainability Appraisal
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4.26 This is the first time that the Council appears to have assessed the wider Moor Lane site against

the sustainability objectives. The key differences to the earlier assessment of the smaller site are:

. a very negative impact in relation to land quality for the larger site rather than no

significant link for the smaller site; and

. a very negative impact from the larger site in relation to landscape rather than a

negative impact from the smaller site.

4.27 No consideration was given at this stage to the smaller previously allocated area as a reasonable

alternative.

LOCAL PUBLICATION PLAN REGULATION 19 CONSULTATION (2018)

4.28 The current Publication Plan Sustainability Appraisal Appendix | - Appraisal of Strategic Sites Part
2 — Alternative Strategic Sites and their boundary alternatives considers the previously allocated
ST10/SF12 site in detail.

4.29 The summary provided with the appraisal does not tally with the preceding appraisal and states:

%
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4.30

4.31

‘A significant positive effect was recorded against objective 1 (housing) as a result of the
significant number of new houses that will be constructed in an area of need. Objective 9

(land use) was assessed as a significant negative effect due to the loss of greenfield land.

A minor positive effect was recorded against objective 5 (equality) as a result of the
inclusion of affordable housing and good access to local services and objective 10 (water)
due to potential detrimental impacts on local water quality from increased consumption and
objective 11 (waste) as a result of the increase in waste generation. A minor negative effect
was also recorded against objective 12 (air quality) due to the increase in construction

emissions.

A mixed minor positive effect was recorded for objective 2 (health) due to the improved
access to open space and the potential for short term noise disturbance during
construction. Objective 3 (education and training) was appraised as mixed minor positive
and uncertain due to the enhancement of trade skills but the unknown access to
educational facilities. Objective 4 (jobs) was assessed as a neutral to minor positive effect
due to the limited generation of jobs but lack of access to employment opportunities. A
mixed neutral to minor negative effect was also recorded against objective 6 (transport) as
the development is not expected to generate congestion but has limited opportunity for
sustainable travel and objective 7 (climate change) due to the potential to include
renewable energy and the increased greenhouse gas emissions. A neutral effect with the
potential for a minor negative effect was recorded against 14 (cultural heritage) due to the
lack of impact on heritage assets and setting and potential for archaeological deposits.

Objective 15 (landscape)was also mixed neutral and minor negative.

Neutral impacts are identified for Objective 8 (biodiversity) due to limited likely ecology on
site; objective 13 (flooding) due to low flood risk. There are uncertainties over whether any
new facilities would be included in the development, the level and type of open space and
renewable energy generation to be included in the development, and the presence or

condition of any archaeological remains.’

SUMMARY

The Local Plan Sustainability Appraisal has only considered the Moor Lane site as a reasonable
alternative in detail at the 2018 Publication Stage and this relates only to the smaller 17ha area

that was previously proposed as an allocation and later safeguarded before being deleted.

At the Preferred Sites Stage in 2016 when the Council deleted the safeguarded land policy and

the site from the plan the Interim Sustainability Appraisal failed to appraise the significant change
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to the plan in deleting the safeguarded sites and did not consider either the smaller or larger site

as a reasonable alternative.

4.32 At the regulation 18 and regulation 19 stages there has been an inconsistent approach to the
consideration of the site as a reasonable alternative. At the Pre-publication stage the SA provided
a summary of the appraisal of the ‘ST10 Alternative boundary’, which we assume refers to the

wider site. No detailed appraisal was included to explain the impacts.

4.33 The Publication SA considers the previously deleted site as a reasonable alternative (but not the
wider site). Thus, it is only now at the publication stage when a preferred approach has been
decided that part of the site is considered as a reasonable alternative although there appears to

be a mistake in the summary section of the appraisal.

* HOW



Publication Plan Representations April 2018

5 HABITAT REGULATIONS ASSESSMENT (HRA)

5.1 The Council has not produced an updated version of the HRA since the Pre-publication
consultation. The 2017 HRA provides a preliminary assessment of the emerging Plan. The HRA
asks very specific questions of a local plan. Firstly, it screens the plan to identify which policies or
allocations may have a likely significant effect (LSE), alone or in combination with other plans and
projects, on the European sites. If LSEs can be ruled out, then the plan may be adopted but if
not, the plan must be subjected to the greater scrutiny of an ‘appropriate assessment’ to find out
if the plan will have an adverse effect on the integrity of the European sites. Again, if it passes
this test, the plan may be adopted. If necessary, the plan should be amended to mitigate any
problems, which typically means that some policies or allocations need to be modified or, more

unusually, may have to be removed altogether.

5.2 The 2017 document represents only the screening exercise and it does not include the more
detailed appropriate assessment. The document states that in due course, it will influence a
refined list of allocations and policies and as the plan evolves, future iterations will inevitably be
based on a growing evidence base and will explore the full range of tests required by the

Regulations.

5.3 We have concerns that the Council is proceeding with the Local Plan without carrying out the
legally required Appropriate Assessment part of the HRA. The final paragraph of the 2017 HRA

states:

“However, at this stage in the plan, it was not found possible to mitigate policies SS19, E18,
H59 or SS13 and these will need to be subjected to an appropriate assessment. Because

of these outstanding issues, the Plan must await the outcome of this further scrutiny.”

5.4  The Council appears to be deferring key details which could significantly affect the principle of
developing sites to the planning application stage in the hope that they can be dealt with at this

stage.

5.5 Inthe case of Policy SS13 (which allocates ST15 Land West of Elvington Lane), given that this
will provide a significant proportion of the plans housing supply, the site’s own promotors have
raised objection that there are unknown environmental impacts and given that there is already a
very optimistic timescale for its delivery (mindful that the proposed ecological mitigation needs to
be in place for 5 years prior to commencement of development), a robust evidence base to inform
the allocation is essential. Such an evidence base is currently absent and therefore the ability of

the allocation to mitigate its effects on national and European designations is far from certain.
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5.6 In the case of Policy SS19 (which allocates ST35 Queen Elizabeth Barracks), the site is within
400m of Strensall Common SAC and likely significant effects have been identified both within the
HRA informing the Local Plan and within Policy SS19, particularly with respect to recreational
pressures, hydrology and air quality. However, these have been erroneously deferred by Policy
SS19 in the hope that they can be mitigated at the planning application stage. However, no
evidence has been published to confirm that they can be mitigated and therefore the principle of

development of this site is uncertain.

5.7 Considering the above, and mindful that the policies still need to be subject to an Appropriate
Assessment with respect to the Habitats Regulations, the relevant policies cannot be considered
sustainable ecological grounds with reference to the provisions of the National Planning Policy
Framework (NPPF)®.

5.8 Given the lack of robust evidence and, in relation to the legal certainty required by the Habitats
Regulations with respect to European designated sites, it is considered that the Policy SS13 and
Policy SS19 are unsound and the Council should invoke the precautionary principle due to the

lack of scientific evidence to inform the likelihood of significant effects?.

5.9 The lack of update to the HRA at the publication stage of the plan means that the plan strategy
has not yet been justified by the legally required assessment.

15 NPPF, Para. 119: “The presumption in favour of sustainable development (paragraph 14) does not apply where development
requiring appropriate assessment under the Birds or Habitats Directives is being considered, planned or determined”
16 Commission of the European Communities (2000) Communication from the Commission on the Precautionary Principle
%
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6 THE CASE FOR ALLOCATION OF LAND AT MOOR LANE WOODTHORPE

6.1 This representation should be read in conjunction with the Moor Lane Delivery Statement
(Appendix 3) and Technical Notes (Appendices 4-11), which clearly demonstrate the suitability of

the site to be identified as a housing-led mixed-use allocation.

6.2 Barwood and its professional team of consultants has engaged with key stakeholders over a
period in excess of 5 years in order to understand all relevant considerations pertinent to

establishing the suitability of development at this location.

6.3 As aresult of this engagement a wealth of technical assessments have been undertaken, akin to
the level of detail one would expect to support a planning application rather than an allocation.
This vast amount of information has provided Barwood with an intimate understanding of the site,
allowing for the production of a Delivery Statement which succinctly sets out how the site could
be delivered in an entirely appropriate and comprehensive manner, and a suite of technical

documents which have been summarised in the attached Technical Notes.

6.4 The Council has previously supported the principle of development at Moor Lane, firstly in the
form of an allocation and latterly safeguarded land. The significant removal of safeguarded land
from the plan has resulted in Moor Lane not currently having any proposed status. The reasons
for this were not clear as part of the Preferred Sites document, however the rationale for the
change from an allocation to safeguarded land was fully explored by the development team at the
time and strongly disputed. Technical work undertaken at the time and subsequent to this serves
to demonstrate why the Council was wrong to question the developability of the site, which

Barwood has demonstrated to be entirely suitable.
6.5 In brief, the Delivery Statement and Technical Notes demonstrate that:

. The site is located in a highly sustainable location, enjoying excellent accessibility to

local facilities and to York city centre;

. Comprehensive, positive engagement has been carried out with a number of key
stakeholders including Natural England and the Yorkshire Wildlife Trust in order to

understand how development could deliver net environmental benefits;

. Itis surrounded by strong physical boundaries ensuring that a new defensible Green

Belt boundary can be drawn to protect the surrounding countryside;

. It is substantially unconstrained in terms of on-site environmental and technical
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6.6

6.7

6.8

o It is deliverable immediately, capable of accommodating up to 1,250 new homes,

employment and associated social and community facilities;

. It can deliver significant social, economic and environmental benefits, not least to
the local community, Askham Bog and the operation of the nearby Park and Ride;

and

. It represents a logical and appropriate extension to the City to help meet urgent

housing needs for the next Plan period.

The extensive technical work undertaken includes:

. Hydrological investigations, modelling and monitoring over a 15-month period;

. Assessment of highway, access and sustainability considerations;

. Phase | Ecological habitat surveys;

. Phase Il Protected Species surveys and specialist surveys of the Askham Bog SSSI;
. Aquatic Invertebrate survey;

. Arboricultural Surveys;

. Landscape and Visual Impact appraisals;

. Visual modelling to inform a range of development scenarios;

o Agricultural Land Classification Farming Circumstances and Soils Baseline

Assessment; and
. Archaeological Investigations, including geophysical surveys and trial trenching.

The technical work demonstrates beyond doubt that Moor Lane is a deliverable, achievable and
viable site; one which represents an appropriate area to contribute to the City’s future
development needs. Being located within the surrounding A64 and A1237 road corridors, the
wider strategic Green Belt function will not be materially affected. The strong physical boundaries
provide an exceptional level of containment to the site and offer an excellent opportunity to provide

a new, strong, defensible boundary to the Green Belt.

It is Barwood’s case therefore that the site should be allocated for development.
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7 CONCLUSION

7.1  This representation has been prepared by HOW Planning on behalf of Barwood Strategic Land Il

LLP in relation to land at Moor Lane, Woodthorpe.

7.2 ltis clear that the Council’s approach to preparing the York Local Plan is fundamentally flawed,
not being informed by the necessary evidence base to ensure it has been prepared in a sound
manner; rather it is clear that the Council is has made key decisions on site selection without
undertaking an up to date assessment of the Green Belt, sustainability appraisal of reasonable
alternatives or appropriate assessment of ecological impacts. This retrospective approach to
informing its site selection process does not find support anywhere in the National Planning Policy
Framework or Planning Practice Guidance. The approach has been confirmed as being legally
unsound by David Manley QC (Opinion attached at Appendix 12).

7.3 In addition to this, the Council’s approach to identifying its Full Objectively Assessed Need is
incorrect for the reasons set out in the work undertaken by Regeneris (Appendix 1). It will be
necessary for the Council to revisit its FOAN assessment, which if done correctly will result in a
much greater housing requirement that the Council is not capable of meeting through its current

proposed site allocations.

7.4  Furthermore, the Council’s reliance on windfall development, unrealistic assumptions about site
densities and delivery rates, sites with unquantifiable impacts upon heritage and biodiversity and
the omission of safeguarded land further serves to fatally undermine its approach, the latter going

against Advice received from its own Counsel.

7.5 In light of the above it is clear that the Council has not allocated sufficient housing sites and
additional sites will be required in order to deliver the authority’s FOAN. Moor Lane is extremely
well placed in a sustainable location to help deliver this additional need, being suitable, available

and achievable.

7.6  The deliverability of the site has been demonstrated unequivocally courtesy of a comprehensive
amount of technical work undertaken, more akin to that which would normally be expected to
support a planning application. Engagement with key stakeholders including Natural England
and the Yorkshire Wildlife Trust has informed this work in order to ensure that development
proposals are entirely robust. The Council's reasons for not allocating the site are unfounded as
demonstrated by the substantial technical evidence and in the case of heritage/Green Belt impact

based on wholly unsound evidence.
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7.7 Insummary, it is clear that the Council will need to make significant amendments to its approach
in the preparation of the new Local Plan if it is to be found sound, and that Moor Lane is an

appropriate allocation to assist them in meeting their FOAN.
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1.1

1.2

1.3
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1.5

1.6

Review of City of York Proposed Local Plan Housing Targets

Introduction

Context

York City Council is consulting on its Pre-Publication Draft Local Plan and updated evidence

base.

The Pre-Publication Draft Local Plan contains a housing target of 867 dwellings per annum
(dpa) between the period 2017 to 2032/33.

The updated evidence base in relation to housing need is the GL Hearn Strategic Housing
Market Assessment Addendum Update published in May 2017. This GL Hearn document
recommends an Objectively Assessed Need (OAN) and housing target of 953 dpa. The
Council rejected the GL Hearn advice and instead opted for 867 dpa.

New approaches to OAN were first introduced in the work of the Local Plans Expert Group
in March 2016. These have now crystalised into new CLG guidance on assessing housing
need which is currently open for consultation. The new CLG guidance states that housing
need in York over the period 2016 to 2026 is 1,070 dpa.

Purpose of this Report

This report reviews the Council’s latest evidence and position on housing need, and advises

Barwood Developments on the robustness of the Council’s position.

The report has been prepared by Regeneris Consulting. We are experts in assessing housing
need and have prepared NPPF/PPG compliant OAN evidence in over 40 housing market

areas in England.
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Current OAN Guidance

NPPF

National Planning Policy Framework issued in March 2012 sets out an explicit and
unambiguous target to “boost significantly the supply of housing” (para 47). The 27 March
2012 NPPF launch speech from Greg Clark stated..."This National Planning Policy

Framework will help build the homes the next generation needs”.

The primacy of the housing delivery target is rooted in underpinning government analysis
released prior to the launch of NPPF. The government’s November 2011 Laying the

Foundations : A Housing Strategy for England states:

° "...for decades in Britain we have under-built. By the time we came to office, house
building rates had reached lows not seen in peace-time since the 1920s". Foreword

from David Cameron and Nick Clegg.

. “The problems we face are stark — we have not built enough new homes for more

than a generation” (Paragraph 5, Executive Summary).

The NPPF is clear on the importance of Local Planning Authorities (LPAs) ensuring they have
properly assessed housing need. In paragraph 47 it says LPAs should ‘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...".

"

Paragraph 50 states that “..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....plan for a mix of housing based on
current and future demographic trends, market trends and the needs of different groups in

the community...”

Paragraph 158 of the Framework requires that LPAs ‘ensure that their assessment of and
strategies for housing, employment and other uses are integrated, and that they take full

account of relevant market and economic signals'.

There is further clarity on what should be involved in the process of assessing housing
needs in paragraph 159, under the Plan Making heading. The NPPF states that LPAs should
“prepare a Strategic Housing Market Assessment to assess their full housing needs, working

with neighbouring authorities where housing market areas cross administrative boundaries.

&0
' REGENERIS



2.7

2.8

2.9

2.10

Review of City of York Proposed Local Plan Housing Targets

The Strategic Housing Market Assessment should identify the scale and mix of housing and

the range of tenures that the local population is likely to need over the plan period which:

. meets household and population projections, taking account of migration and

demographic change;

. addresses the need for all types of housing, including affordable housing and the

needs of different groups in the community;

. and caters for housing demand and the scale of housing supply necessary to meet

this demand”.

National Planning Practice Guidance (March 2014)

The Government published National Planning Practice Guidance in March 2014. PPG
provides more clarity on the process for measuring objectively assessed housing need, and

identifies three broad steps that should be included:

First, the guidance makes it clear that Government household projections are a starting
point for identifying housing need, but they may require adjustment by plan makers.

Specifically the guidance says:

“The household projections are trend based, i.e. they provide the household levels and
structures that would result if the assumptions based on previous demographic trends in
the population and rates of household formation were to be realised in practice. They do
not attempt to predict the impact that future government policies, changing economic
circumstances or other factors might have on demographic behaviour” (para. 15 of the

section on Methodology : Assessing Housing Needs).
And

“...plan makers may consider sensitivity testing, specific to their local circumstances, based
on alternative assumptions in relation to the underlying demographic projections and

household formation rates”. (para 17)

The PAS guidance document (Objectively Assessed Need and Housing Targets Technical
Advice Note, July 2015) states that it is necessary to explore alternative demographic
assessments..."The base period used in the latest official projections, 2007-12, is especially
problematic. The period covers all of the last recession, in which migration was severely
suppressed as many households were unable to move due to falling incomes and tight

credit. Therefore the official projections may underestimate future migration - so that they
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show too little population growth for the more prosperous parts of the country, which have

been recipients of net migration in the past”.

Second, the guidance is clear on the need to build economic growth assumptions into
assessments of housing requirements in local areas. On how to factor economic growth

into plans it states:

“Plan makers should make an assessment of the likely change in job numbers based on
past trends and/or economic forecasts as appropriate and also having regard to the growth

of the working age population in the housing market area” (para. 19).

“Where the supply of working age population that is economically active (labour force
supply) is less than the projected job growth, this could result in unsustainable commuting
patterns (depending on public transport accessibility or other sustainable options such as
walking or cycling) and could reduce the resilience of local businesses. In such
circumstances, plan makers will need to consider how the location of new housing or

infrastructure development could help address these problems” (para. 19).

There have been some Councils that argue an OAN can be based only on demographic
forecasts and should not build in any economic growth assumptions. This is not correct.
The July 2015 PAS Technical Note also provides useful guidance on this matter. In
discussing the factors that should be included in an OAN (defined as being “"above the line”
by PAS) and those which should be excluded (defined as “below the line”), the PAS guidance

says:

. “Future jobs belongs above the line, because jobs impact on the demand for housing
(many people want to live near their workplaces or new job opportunities),

independent of any policy considerations” (para 4.5)

There are now numerous instances of appeal decisions wrestling with issues of economic
growth rates. It is clear that the economic adjustment is an issue for both plan making and

decision taking.

Third, affordability issues and market signals are recognised in the PPG as factors which
should be considered in establishing housing requirements. The guidance sets out a series
of indicators on prices, (land, house purchases, rent), affordability, overcrowding and
development rates (para. 19). It recommends (para. 20) analysis of these trends and

comparison with other areas. It then states (para. 20) that:

“A worsening trend in any of these indicators will require upward adjustment to planned

housing numbers compared to ones based solely on household projections...In areas where
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an upward adjustment is required, plan makers should set this adjustment at a level that is
reasonable. The more significant the affordability constraints (as reflected in rising prices
and rents, and worsening affordability ratio) and the stronger other indicators of high
demand (eg the differential between land prices), the larger the improvement in
affordability needed and, therefore, the larger the additional supply response should be”
(para. 20).
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Review of the GL Hearn OAN

GL Hearn have produced three documents in the last 12 months that are relevant to matters

of housing need in York:

o The main June 2016 Strategic Housing Market Assessment (SHMA).
. A SHMA Addendum Report published later in 2016.

. September 2017 SHMA Addendum Update'

All three documents are required to understand the GL Hearn approach and conclusions,

which can be summarised as follows:

. A starting point need of 867 dpa between 2012 and 2032 using the 2014-based sub

national population projections

. No adjustment for longer term (10 year or 14 year) migration trends as the evidence
shows that longer term migration trends deliver lower housing numbers than the

2014-based population projections.

. No adjustment for a return to earlier household formation rates for younger age
cohorts. This is because the GL Hearn evidence suggest there is no material
difference between the household formation rates embedded in the CLG 2014-

based household projections and those of the period around 2001.
. No upwards economic adjustment.

. Market signals uplift of 10% on the CLG starting point to reflect GL Hearn’s view that
“market signals are quite strong” (para 3.19 of 2017 Addendum Report). GL Hearn
carried out a review of other areas where a market signals had been applied and

concluded that a 10% adjustment was warranted in York.
. A final OAN of 953 dpa (867 dpa plus 10%).

The GL Hearn method follows the broad approach of PPG and in large part represents a
sound approach. The one main exception to this is in relation to the assessment of the need

for an economic uplift.

The GL Hearn approach is to utilise both Oxford Economics and Experian employment

forecasts for York. These show employment growth in the range of 609 jobs per annum to

' The GL Hearn document is actually dated May 2017 but York Council has introduced its own Cover/Cover Note dated
September 2017.
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868 jobs per annum. This employment growth rate is broadly similar to that used by ARUP
in their earlier work advising York Council on Housing Need in late 2015. The ARUP
employment growth range was 621 jobs per annum to 900 jobs per annum. There is
therefore a consensus that employment growth rates are in the 600-900 jobs per annum

range, and we agree this is a sensible range.

Unfortunately GL Hearn then do very little with these employment forecasts. This is not how
GL Hearn, and the industry more generally, typically approach these matters. The typical
approach is to model the population consequences of the employment growth scenarios,
using linking assumptions on economic activity rates, double jobbing and commuting. The
modelled population is then typically translated into housing need so that housing targets

are aligned with the most likely economic scenarios.
What GL Hearn do instead is to:

o Knowingly accept the inconsistencies in the population estimates that underpin the
employment forecasts. The ratios of population to employment change vary quite
widely across the forecasts, something which GL Hearn acknowledge at para 5.10 of
their main June 2016 SHMA.

. Leave the linking assumptions used by the forecasting models on economic activity

rates, double jobbing and commuting untested.

This approach is not sound. It fails to give proper attention to a critical element of the
Planning Practice Guidance which is to test fully the consequences of economic growth on

housing need.

As an aside to these criticisms, the SHMA covers the period 2012 to 2032. The Local Plan
covers the period 2017 to 2037. We are not clear why the SHMA wasn’t commissioned to

cover the same time period as the new Local Plan.

Council’s Use of the GL Hearn Evidence

GL Hearn made a clear recommendation to the Council that the CLG starting point

projection of 867 dpa should be uplifted by a further 10% for market signals factors.
The Council Executive resolved at its 10 and 13 July meetings that:

“The recommendation prepared by GL Hearn in the draft Strategic Housing Market
Assessment, to apply a further 10% to the above figure for market signals (to 953 dwellings
per annum), is not accepted on the basis that Hearn's conclusions were speculative and

arbitrary, rely too heavily on recent short-term unrepresentative trends and attach little or

\
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no weight to the special character and setting of York and other environmental

considerations”.
Our view is that the Council's stance is deeply flawed for the following reasons:

. The evidence points quite strongly to strong and entrenched market signals issues
across York. As GL Hearn show, both the Lower Quartile Affordability Ratio (8.9) and
Median Affordability Ratio (8.3) are both higher than the England average, and have
“worsened quite markedly over the past 15 years” (p10. 2017 SHMA Addendum).

. The approach of applying a flat percentage uplift of the order of 10% to 20% has
now been accepted by numerous Local Plan Inspectors, as shown by GL Hearn.
Indeed this is the approach that is favoured in both the work of the Local Plans
Expert Group (LPEG) and the new CLG consultation guidance on OAN - see Section
5 of this report.
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Regeneris Consulting OAN

Regeneris Consulting has provided two previous inputs to housing need consultations in
York:

. 26 February 2016 — where we reviewed the Council’'s OAN provided by ARUP which
concluded an OAN in the range of 809 dpa to 854 dpa.

° 5 September 2016 — where we reviewed the (then) GL Hearn position that the OAN
was 841 dpa based on their original June 2016 SHMA.

Not wishing to repeat this material in full, a summary of our position is provided below:

Demographic Starting Point

We adopt largely the same demographic starting point as GL Hearn.

The latest official 2014-based household projections point to the need for 890 dpa between
the years 2012 to 2032, and we utilise this number.

GL Hearn use a slightly different approach of re-applying the 2014-based household
formation rates to the 2014 sub national population projections. In theory, their approach
should yield the same number as the official 2014-based household projections but they

don’t. The differences between these two numbers are, however, relatively minor.

Economic Adjustment

York is a strongly performing economic area. It has many of the assets for continued
economic growth such as a favourable economic structure and an environment/quality of

life offer that is attractive to both business owners and workers.

We provided our own transparent assessment of housing need under various Oxford
Economics employment growth scenarios — in particular the employment growth scenarios
used in the ARUP work for the Council of 621 jobs per annum (baseline scenario) to 900

jobs per annum (growth scenario).

The assumptions that we used to link employment growth and housing numbers are robust

and reasonable and in line with standard practice in OAN assessments.

We used the following assumptions:
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. Unemployment starts at 5.7% in 2012, informed by the model-based APS estimate
of 5.7% in 2012 and the Census rate of 5.9% in 2011. We then reduce unemployment
to 4.6% by 2014 and then trend it down to 3.5% (to align with pre-recession levels)
by 2018 and keep it constant thereafter. Our approach therefore assumes that

maximum use is made of York’s current pool of unemployment.

. The net commuting rate is fixed at the 2011 Census level of 0.93 throughout the
period. This means that York remains a net in-commuting area. This is in line with

the PAS guidance® which generally recommends the use of fixed commuting ratios.

. Economic activity rates are forecast to change in line with the Office for Budget
Responsibility (OBR) 2015 projections, taken from the OBR publication Labour
Market Participation Rates Nov 2015.

All analysis has been undertaken in POPGROUP software. POPGROPUP is the leading

demographic modelling software and is owned by the Local Government Association.

The scale of housing that is required to align with baseline economic scenario is 895dpa.
The scale of housing required to align with the higher growth economic scenario is 1,076
dpa. Our conclusion is therefore that under the baseline jobs scenario no upward
adjustment is required to the housing number on economic grounds. Under the higher
economic scenario a small upward adjustment from the demographic starting point is

required.

Table 4.1 POPGROUP Outputs, Housing Growth in York 2012-32

Scenario Households (pa) Dwellings (pa)
Economic Scenario: 621 jobs 840 872
Economic Scenario: 900 jobs 1,014 1,053

Market Signals
House Prices

At £215,000, the median house price in York is close to the national level of £212,000 and
has remained relatively similar throughout the last decade. However, when taking into
account lower quartile house prices, there is a much more significant difference. Lower

quartile house prices in York stood at £169,000 against a national average of £140,000 in

2 Planning Advisory Service. Objectively Assessed Need and Housing Targets. Technical Advice Note. July 2015
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2015. Figure 4.1 shows that lower quartile house prices in York have been above national

and regional levels since 1996.

Figure 4.1 Lower Quarter House Prices 1996-2015
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Affordability Ratio

Looking at the ratio between lower quartile house prices and lower quartile income
provides a strong indication of the overall level of housing affordability in an area. At 8.7,
York's housing market is 25% less affordable than the England average of 7.0. Figure 4.2
shows that the ratio has been significantly higher in York than the England average since

2000 and has shown signs of worsening of the last two years.
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Figure 4.2 Lower Quarter House Price to Earnings Ratio 2000-2015
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Source : DCLG Housing Market Data

Occupancy Rating

An occupancy rating provides an assessment of the demographic composition of a
household against number of bedrooms to show the level of under occupancy or
overcrowding. Overcrowded conditions and sub-standard housing are associated with a
wide range of social impacts including poor health and family stress. At worst, it may result
in increased incidence of homelessness. Census 2011 data reveals that 3.5% of households
in York were classified as having an insufficient number of bedrooms to meet their
requirements; these households are living in sub-optimal housing. Overall around 2,900
households fall into this category. This compares to 4.6% of the population nationally living

in housing which can be considered over-crowded.
Concealed Families

Concealed families are often those who wish to form a separate household but are unable
to do so due to the unaffordability of local market housing and an undersupply of
affordable housing. Research undertaken for the 2013 UK Housing Review? highlights the
extent of growth in hidden households and especially among the youngest age brackets*.
Data from Census 2011 shows that there are around 600 concealed families in York,

constituting around 1.1% of all families.

3 Pawson, H., Wilcox, S. (2013). ‘UK Housing Review’. http://www.york.ac.uk/res/ukhr/index.htm

“blogs.ft.com/ftdata/2013/03/04/housing-supplydemand-malfunctions-data-reveals-over-1-million-hidden-households/?
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Adjustment to OAN

In a number of Local Plan examinations, Councils and/or Inspectors have recommended a
flat rate percentage uplift to deal with market signals issues. The instances where this has
occurred to date are in Canterbury, Eastleigh and Uttlesford. What is clear from these cases
is that:

. The adjustments have been in the range of 10% to 20%.

. The percentage-based market signals adjustments have been applied in parallel to
other assumptions on recovering headship rates. The headship rate adjustments
have usually been on the basis of correcting 2011-based rather than 2012-based

headship rates.
. The adjustments have been applied in conjunction with an economic uplift.

Looking at the available market signals evidence for York our conclusion is that a market

signals uplift of at least 10% is warranted.

Overall OAN

Our OAN, under the current guidance, is calculated as follows:
. A demographic starting point of 890 dpa.

. A possible need for an upward economic adjustment, depending on the scale of
economic growth. The higher economic growth scenario will take the OAN to circa
1,050 dpa.

. A market signals uplift of at least 10%.

. A final OAN of circa 1,150 dpa (1,050 dpa plus 10%).
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New Approaches to OAN

Local Plans Working Group (LPEG)

The Local Plans Expert Group (LPEG) was set up by the Government in 2015 to consider

how Local Plan making could be made more effective, efficient and streamlined. LPEG

produced a report to the Communities Secretary and the Minister of Housing and Planning

in March 2016 with their recommendations. These included detailed recommendations on

an alternative method for establishing an OAN, which took the form of draft revised

wording to PPG. The approach recommended by the LPEG was as follows:

Output A: Starting Point - This takes the highest population growth between a base
demographic scenario based on the most recent household and population
projections and a demographic scenario using 10-year average migration. Then
headship rates for 25-44 year olds are adjusted to the highest between the latest
household projections and a recovery to part way between the latest household

projections and the 2008 projections by 2033.

Output B: Market Signals — The housing number from Output A is then adjusted to
take account of evidence on relative affordability in terms of the house price to

earnings ratio and rental costs as a proportion of earnings.

Output C: Affordable Housing Need — LPEG specifies that plan makers should
establish the total number of affordable homes needed using a revised
methodology also proposed by LPEG. The overall housing need figure necessary to
meet affordable need should then be calculated based on its likely delivery as a
percentage of mixed market/affordable housing developments, using target
percentages in adopted or emerging local plans. Where the resulting number is
higher than the Output B figure, an upward adjustment should be made so that the
OAN figure is set at the overall figure described above. This suggested adjustment

is set at a maximum of 10%.

Output D: The final OAN figure is the highest of the outputs B and C.

It is useful to briefly consider the implications of the LPEG approach:

&0
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Starting Point

5.3  The base demographic starting point for our OAN stands at circa 890 dpa across the plan
period. The migration rates suggested by the 2014 population projections are larger than
the 10-year average so no uplift is applied to take account of longer term migration.
Headship rates for 25-44 year olds in the 2008 based projections were predicted to be
significantly higher than those of the 2012 based projections so we have applied the
recommended LPEG adjustment, bringing the demographic starting point up to 960

dwellings per annum.
Market Signals

54  As well as adjusting headship rates, the LPEG recommends applying an adjustment that is
proportionate to the scale of affordability issues in the housing market area. The adjustment

is made as follows:

° Where the Median House Price Ratio (HPR) is less than 5.3 and Lower Quartile Rental
Affordability Ratio (RAR) is less than 25% no uplift is required;

° Where HPR is at or above 5.3 and less than 7.0 and/or the RAR is at or above 25%
and less than 30%, a 10% uplift should be applied;

° Where the HPR is at or above 7.0 and less than 8.7, and/or the RAR is at or above
30% and less than 35%, a 20% uplift should be applied; and

. Where the HPR is at or above 8.7, and/or the RAR is at or above 35%, a 25% uplift
should be applied.

55  York's Lower Quartile Rental Affordability Ratio is 36.1%° and its median house price
affordability ratio is 8.32. The Rental Affordability Ratio qualifies York for the maximum
uplift of 25% increasing the OAN to 1,200 dwellings per annum.

Affordable Housing Need

56  The recommended proportion of affordable housing in new developments in York is
currently set at up to 30%.° The SHMA Addendum estimates a net affordable need of 627

dwellings per annum. To reach this affordable need at the recommended proportion of

> The ratio between lower quartile rent values from the VOA (2015) and lower quartile salary data from ASHE (2015)

®https://www.york.gov.uk/info/20049/planning_advice_and_guidance/1148/affordable_housing_planning_guidance_-

_interim_targets
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affordable housing, York would require a housing need figure of 2,090 dwellings per
annum. As this represents a significant uplift of 74% on the 1,200 dwellings per annum from
output B, LPEG recommends the full affordable housing uplift to 10%. This suggests a
housing need of 1,320 dwellings per annum. The LPEG approach suggests that the final
OAN figure is the highest of outputs A, B and C. This would equate to a housing need figure
of 1,320 dpa in York for the period 2012 to 2032.

Table 5.1 : LPEG Method

Dwellings per annum
Output A: Starting Point 960
Output B: Market Signals 1,200
Output C: Affordable Housing Need 1,320
Output D: Recommended Final OAN Figure 1,320

Source: Regeneris Consulting

New CLG Guidance

On 14 September the Government launched consultation on a number of proposals to
reform the planning system to increase the supply of new homes and increase local
authority capacity to manage growth - Planning for the Right Homes in the Right Places:

Consultation Proposals.

The proposals include a standard method for calculating local authorities’ housing need.
The new approach is a slimmed down version of current practice. It continues to use
household projections but limits any uplift to market signals to reflect affordability, based
on a fixed formula for areas where the median house price affordability ratio is in excess of

4.1t doesn't include for addressing likely job growth or affordable housing.

The consultation guidance is accompanied by CLG's own calculation of housing need over

the period 2016 to 2026 in each Local Authority area using the new approach.

CLG state that the need for York over the period 2016 to 2026 is 1,070 dwellings per annum.

CLG appear to have generated the number on the basis of the following:
. CLG starting point projection of 850 dwellings per annum

. An uplift factor of 26.6%. This is derived from a median affordability ratio of 8.27

applied to the formula set out in the CLG consultation guidance.
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Conclusion

The Current Evidence Base

GL Hearn has provided the Council with an OAN of 953 dpa. GL Hearn uses the standard

three stage approach of the current PPG, namely:
. A demographic starting point of 867 dpa.

. An assessment of the need for an economic adjustment — GL Hearn conclude no

economic adjustment is required.

. An assessment of the need for a market signals adjustment — GL Hearn conclude a

10% market signals uplift is required (867 dpa plus 10% = 953 dpa).

The Council has rejected GL Hearn’s advice on the need for a market signals uplift and
instead opted for an OAN of 867 dpa. This stance is deeply flawed. The evidence points to
strong and entrenched market signals issues across York. The approach of applying a flat
percentage uplift of the order of 10% to 20% has now been accepted by numerous Local

Plan Inspectors.

Regeneris Consulting are broadly content with the GL Hearn approach, save for one
important matter. GL Hearn have not properly assessed the need for an economic
adjustment. This is a surprising omission and unusual for GL Hearn who typically model this

step in the industry standard way.

Regeneris Consulting have corrected for this omission and have found that under the GL
Hearn higher growth economic scenario (circa +900 jobs per annum) there will be a need
to increase the OAN beyond the 867 dpa starting point to circa 1,050 dpa. Under the
baseline economic scenario (+600 jobs per annum) there is no need for an economic

adjustment.

Under the current OAN guidance we therefore conclude that the OAN for York is in the
region of 1,150 dpa, based on the higher economic growth scenario plus a 10% market

signals adjustment.
The New and Emerging Evidence Base

New approaches to estimating the OAN for housing were first introduced in the work of

the Local Plans Expert Group in March 2016. These have now crystalised into new CLG
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guidance on assessing housing need which is currently open for consultation. The findings

of these new approaches are as follows:

. The LPEG approach suggests that the OAN for housing in York is 1,320 dpa for the
period 2012 to 2032, inclusive of the LPEG uplift for the delivery of affordable

housing.
. The new CLG guidance states that the OAN for housing in York over the period 2016
to 2026 is 1,070 dpa.

Conclusion on OAN

The Council’s position of adopting a housing need figure of 867 dpa is deeply flawed.

All available approaches to housing need, both current and emerging, point to an OAN of
at least 1,070 dpa for York. This is the figure that should be used by York in its emerging

Local Plan.
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1.

THE COUNCIL OF THE CITY OF YORK

INTHE MATTER OF THE PREPARATION OF
THE YORK LOCAL PLAN

ADVICE

| am asked to advise the Council as to the approach which should be adopted in
relation to the determination of the Green Belt boundary in the preparation of the

York Local Plan.

The background to this advice can be stated briefly. The principle of a Green Belt
around the City of York has been long established. Its general extent was identified in
the Regional Strategy for Yorkshire and Humber (RSS). The RSS included the

following Y ork Green Belt policies:

POLICY YH9: Green belts

C The detailed inner boundaries of the Green Belt around Y ork should be defined in
order to establish long term development limits that safeguard the special character
and setting of the historic city.

POLICY Y1: York sub area policy
Plans, strategies, investment decisions and programmes for the Y ork sub area should:
C Environment



1. In the City of York LDF, define the detalled boundaries of the outstanding
sections of the outer boundary of the York Green Belt about 6 miles from Y ork
city centre and the inner boundary in line with policy YH9C.

2. Protect and enhance the nationally significant historica and environmental
character of York, including its historic setting, views of the Minster and
important open areas.

The RSS Key Diagram illustrated the RSS Y ork Green Belt policies and the generd

extent of the Green Belt around the City of Y ork.

. When the RSS was revoked in February 2013 the Green Belt policies and Key
Diagram were expressly excluded from the revocation. They continue in force and, as
the Ministerial statement on the revocation explains: “in York, the development plan

will continue to include the regional strategy’s green belt policies”.

. Although the general extent of the Green Belt has thus been identified, the detailed
boundaries remain undefined. Attempts have been made to achieve definition of the
boundaries in various studies and plans since at least the early 1980s, but none have
reached a successful conclusion. It is now part of the function of the emerging Local
Plan to set the detailed boundaries for the first time. In doing so it is important to

ensure that the approach adopted by the Council accords with relevant national policy.

Nationa policy in this respect is to be found in the National Planning Policy

Framework (NPPF) published in March 2012.

Paragraph 79 of the NPPF emphasises the importance of Green Belts and provides

that

“The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping
land permanently open; the essential characteristics of Green Belts are their openness
and their permanence.”

Paragraph 80 sets out five purposes which the Green Belt serves:



7.

To check the unrestricted sprawl of large built-up aress;

To prevent neighbouring towns merging into one another;

To assist in safeguarding the countryside from encroachment;

To preserve the setting and special character of historic towns; and

To assist in urban regeneration, by encouraging the recycling of derelict and
other urban land.

The importance of permanence is further emphasised in paragraph 83, which
provides:

“Once established, Green Belt boundaries should only be altered in exceptional
circumstances, through the preparation or review of the Local Plan. At that time,
authorities should consider the Green Belt boundaries having regard to their
intended permanence in the long term, so that they should be capable of enduring
beyond the plan period.”

In the light of this policy advice | am asked to consider how long beyond the Plan
period should a Green Belt endure once it is defined in a statutory plan. In my opinion
there is no finite period for a Plan to endure. The land which is designated as Green

Belt should be expected to remain open and undeveloped indefinitely.

In deciding which land should be designated and what the boundaries should be, the
Council should consider the extent to which the land identified serves one or more of
the five Green Belt purposes set out in paragraph 80. The 4™ bullet point is likely to
be of particular relevance to Y ork, namely the preservation of the setting and special

character of the historic City.

In accordance with paragraph 84 of the NPPF authorities are also required, when
drawing up Green Belt boundaries to take account of the need to promote sustainable
patterns of development. This requires consideration of the development needs of the
area, which should be objectively assessed. As paragraph 85 makes clear thisinvolves
consideration of the development needs which are to be met during the Plan period,

and also the longer term development needs, “stretching well beyond the Plan
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12.

period”. Quite how far beyond is a matter of planning judgment, but in my opinion a

10 year horizon beyond the life of the Plan as mentioned in my Instructions would be

appropriate.

Once the need for development, both within the Plan period and beyond, is
ascertained, a further judgment is required as to the extent to which the objectively
assessed needs should be met. In deciding this further question it is legitimate to
consider the effect of meeting the needs in full in relation to the impact that would
have on the Green Belt and whether it would still be capable of fulfilling its purpose.
As Ouseley J held in South Northamptonshire Council v Secretary of Sate for
Communities and Local Government [2014] EWHC 573 (Admin) at paragraph 31:
“The question is not whether the Green Belt constrains the assessment, but

whether the Green Belt constrains meeting the needs assessed. Once the Local
Plan is adopted, it is the constrained needs in the Plan which are to be met”.

With regard to those needs which are to be met in the Plan period alocations should
be made and the land required for development should be excluded from the Green

Belt.

Looking beyond the Plan period there are three potential options in respect of land
which is required to meet the longer term development needs of the area: it can be | eft
unallocated; it can remain in the Green Belt; or it can be designated as safeguarded
land in accordance with NPPF paragraph 85. Of these three potential options in my
opinion the first two are entirely inappropriate. If the land is simply left unallocated it
may be difficult to resist proposals for development which is not in accordance with
the ascertained needs. If it is left within the Green Belt in the emerging Plan that

would be contrary to the overriding requirement of permanence, because it known
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that the land will be required to be released to meet future development needs, if not

in this Plan’s period then at least in the next.

The proper course, in my view, is to identify land as safeguarded land to meet the
future requirement for development. As the notes in the Planning Encyclopaedia to
the now superseded PPG 2 explain, safeguarded land is required in order to strike the
balance between preservation of the Green Belt and the need for further expansion.
Consequently if land is required to meet the longer term needs it should be excluded
from the Green Belt and protected from pressure for development contrary to the
longer term needs by including it as safeguarded land. However it is important that
any such land will be genuinely available and capable of development when it is
needed: Prowting Projects Ltd v Wychavon DC & Secretary of Sate for the
Environment, Transport and the Regions (CO/798/98). In the context of land included
as safeguarded for employment use, paragraph 22 of the NPPF should be borne in
mind, which cautions against long term protection of sites for employment use where
there is no reasonable prospect of the site being used for that purpose; see also DB
Schenker Rail (UK) Ltd and another v Leeds City Council [2013] EWHC 2865

(Admin).

The “where necessary” test adumbrated in the third bullet point of NPPF paragraph 85
therefore applies where longer term needs for development have been identified. So
those needs can in due course be met, land should be safeguarded for the purpose of
that development and, by identifying such land, the Green Belt can be protected from

encroachment thus ensuring its boundaries remain permanent.



15.

16.

17.

18.

From the information provided with my Instructions it appears to me that the situation

in York iswithin the circumstances contemplated by thistest.

In my opinion if no safeguarded land is identified in the emerging Local Plan this
would give rise to a serious risk of the Plan being found unsound. There would be a
fallure to identify how the longer term needs of the area could be met, and in
particular a failure to indicate how those longer term needs could be met without

encroaching into the Green Belt and eroding its boundaries.

The only argument which it seems to me the Council could deploy to avoid this
danger is to be able to demonstrate that there is sufficient land outside the Green Belt
boundary which will be suitable for meeting the need for further development, and
which is likely to be available when those needs arise. The important point is to be
able to demonstrate that the Green Belt boundary will not be affected. | assume many
authorities have adopted Loca Plans without including safeguarded land. It would
have been appropriate for them to do so in accordance with their local circumstances.

However | am unaware of a situation comparable to the circumstancesin Y ork.

| do not consider thereis any additional general advice | can usefully add at this stage.
However my Instructing Solicitor should not hesitate to get in touch if | can be of any

further assistance.

JOHN HOBSON QC
Landmark Chambers
180 Fleet Street
London EC4A 2HG

16" January 2015
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INTRODUCTION

This Delivery Statement has been prepared on behalf of

Barwood to illustrate how its land to the south of Moor

Lane,Woodthorpe represents a suitable and deliverable site

for residential development. In order to demonstrate the

suitability and deliverability of the Moor Lane site Barwood’s

consultant team has undertaken an unprecedented level

of technical assessment and survey work over the last

two years, the scale of which far exceeds what is normally

required to support a Local Plan allocation or even an

outline planning application.

The Moor Lane site lies in a highly sustainable
location. It has excellent accessibility and a
good choice of modes of transport underpin
its sustainability credentials. The site is
surrounded by strong physical boundaries

on all sides ensuring that a new defensible
Green Belt boundary can be drawn which
will protect the surrounding countryside. It is
substantially unconstrained in terms of on-site
environmental and technical considerations.
And it is deliverable immediately, capable of
accommodating up to 1250 new homes and
associated social and community facilities as
well as employment as part of an integrated
scheme. It thus represents a logical and
appropriate sustainable extension to the City
to help meet its urgent housing needs for the
next Plan Period.

Previously, the Council has identified the
northern part of the site as an appropriate
release from the Green Belt and promoted it

as a draft residential allocation for 511 homes.

The technical work carried out by Barwood
confirms that the Council’s initial assessment
was sound and that a larger land parcel with
the potential to accommodate up to 1250
new homes can be appropriately located here
without any material adverse impacts.

This document explains how the whole
site could be brought forward in a way that
would:

. Respect and protect the setting of the
City;

. Maintain the open character and views
from the A1237;

0 Integrate with the existing community
of Woodthorpe;
. Maximise the unique and important

opportunities for the protection and
enhancement of the Askham Bog SSSI;
and

0 Help to meet the city’s urgent housing
needs alongside providing a range of
other significant community benefits.

Summaries of the technical work undertaken
by Barwood’s consultant team accompany
Barwood’s formal representations to the EiP.



BACKGROUND

Barwood and its Professional Team

Barwood is a specialist strategic land promoter and niche
homebuilder based in the Midlands. It is committed to

excellence in masterplanning and design to deliver homes that

people aspire to live in. Each detail is carefully thought through

to ensure all of Barwood’s sites and homes respect and enhance

the places in which they are located.

Barwood has appointed a leading multi-
disciplinary professional team to ensure that
every aspect of the site is fully understood
and the proposals appropriate. The team
includes :

I.  WWT Consulting, the UK’s leading
specialist wetland consultancy in
creation, restoration, management, and
visitor centre design;

2. Peter Brett Associates, a specialist
providing multi-disciplinary engineering
solutions;

3. Barton Willmore, specialising in
innovative and considered design and
masterplanning approaches;

4.  The Environmental Dimension
Partnership (EDP), specialists in the
assessment of ecological, heritage
and landscape effects of proposed
developmet:

5.  Dave Bentley Ecology Services, an
aquatic invertebrate species specialist;

6.  Headland Archaeology, a leading UK
archaeological practice.

7. Brunel Surveys, a specialist surveying a
3D modelling company.

8.  Kernon Countryside Consultants,
agricultural land and farming specialists.

Scope of Work
Undertaken

Over the past three years Barwood and its
technical team have engaged with a number of
key stakeholders including Officers at City of York
Council, Natural England,York’s Internal Drainage
Board, the Environment Agency and the Yorkshire
Wildlife Trust.

This has informed an extensive and unprecedented
level of technical work that provides a robust and
complete understanding of the site constraints and
opportunities. That work includes:

I. Extensive hydrological investigations,
modelling and monitoring over a 15 month
period;

2. Assessment of highway, access and
sustainability considerations;

3. Phase | Ecological habitat surveys;

4.  Phase Il protected species surveys of the site
and specialist surveys of the Askham Bog SSSI;

5. Agquatic Invertebrate survey;
6.  Arboricultural surveys;
7.  Landscape and Visual Impact appraisals;

8.  Visual modelling to inform a range of
development scenarios

8.  Agricultural Land Classification, Farming
Circumstances and Soils Baseline Assessment;
and

9. Archaeological investigations, including
geophysical surveys and trial trenching.

THE SITE

The site lies on the southern edge of the city, adjacent Woodthorpe

approximately 3.5 miles from the city centre. It comprises circa 98
hectares (242 acres) as shown on the Plan below.

Strong, permanent existing physical features
contain the site on all sides:

. Moor Lane and the residential area of
Woodthorpe to the north;

. The Dearne Valley Railway Line, the
Askham Bar Park & Ride and a mix of
uses including a Tesco superstore and
college to the east;

. The Askham Bog and Pike Hills Golf

Course to the south, which screens the
site with a strong landscaped boundary

from the A64 and wider countryside;
and

. The A1237 outer ring road to the west.

It is well connected to the city centre with
excellent public transport links including the
new Park & Ride facility at Askham Bar which
is within walking distance of this site.A range
of local facilities are within an easy walking
distance including schools,York College

and local shops. New facilities will also be
provided within a community hub within the
Moor Lane site.

°
°
°
°
®
°
Woeodthoerpe ®
°
°
°

THE SITE
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VISION AND
OBJECTIVES

1. SETTING + LANDSCAPE

The land at Moor Lane offers the A scheme that is truly respectful of, and responsive to its setting on the
. . . . southern edge of York.

opportunity to deliver a high-quality

extension of York that will he|P meet A development of exceptional quality that respects and is in keeping

with the unique character of the city and the local vernacular.

identified housing needs and retain and
enhance the physical and environmental
assets of the site and its surroundings.
Barwood’s vision for the site has been
underpinned by the following three
guiding principles:




2. COMMUNITY

A form of development that will provide a clearly defined and robust edge
to the city and which will create a long-term and defensible new southern

boundary to the urban area and York’s Green Belt.

Integration with the existing community of Woodthorpe and provision
of new facilities and benefits for the existing and new residents including
schools, play areas, open space, enhanced green infrastructure network,

sports pitches and employment uses.

Helping to meet the significant and urgent needs of York through the
delivery of a balance of housing sizes, types and tenures including family

housing and affordable and starter homes.

3. PROTECTION + ENHANCEMENT

A scheme which facilitates and delivers enhanced understanding, management
and quality of environmental, social and economic assets, including ensuring
the long-term protection and enhancement of Askham Bog’s SSSI’s fenland

environment.

Creation of a very strong green network of linear spaces and routes, which
ties into and enhances York’s existing network of green corridors and green

fingers through the city.




A DELIVERABLE AND SUSTAINABLE
DEVELOPMENT OPPORTUNITY

Transportation

Peter Brett Associates has undertaken a technical appraisal

of access, highways and sustainable transport to ensure the

site can be accessed safely while encouraging and enhancing
sustainable transport options.To summarise:

. The site enjoys excellent public transport links with bus
services along Moor Lane providing direct connections
to the city centre, local services and facilities at
Foxwood and Monks Cross.

. Askham Bar Park & Ride is within walking distance being
located immediately east of the site. This has benefitted
from recent significant investment and expansion and
provides convenient public transport links every 10-15
minutes between the site and the city centre, thereby
reinforcing the site’s sustainability credentials.

. A range of local facilities are also within an easy walking
distance of the site including schools,York College and
local shops. Barwood’s proposals ensure these will be
supported and enhanced by new facilities to be provided
within a community hub on site.

. Safe pedestrian and cycle routes are a priority and
the scheme proposed will maximise opportunities for
non-car travel. A Travel Plan will be implemented to
encourage the new population at Moor Lane to use the
Park & Ride other non-car modes of transport.

. Opportunities to provide a new pedestrian link from the
site over the railway line to improve accessibility to the
Park & Ride from Woodthorpe are being investigated to
encourage greater use and support its long term success
and viability.

Landscape and Visual

EDP has undertaken detailed landscape and visual assessment
and digital modelling of the site, which demonstrates how the
proposals would respect its setting including the landscape
context, the site’s existing main landscape features and key
views.

No part of the site has ever been designated as having
enhanced scenic or landscape value.While the land use and
physical ‘fabric’ of the site (its field pattern, trees, hedgerows
etc) are typical of the ‘Rolling Diverse Arable Farmlands’

of which the site forms part, the site contains no features

that are especially uncommon or special. Indeed its visual

and sensory qualities are impacted by the surrounding road
infrastructure and built form. This is because Moor Lane

is possibly the best contained of all equivalent options for
extension of the city, with strong, existing physical features on
all sides.This confers significant benefits over other alternative
sites:

I. The site can be planned as a whole to be delivered as a
single entity without fear of setting future precedent for
urban sprawl.

2. Anew long term defensible boundary can be drawn
that will protect the surrounding countryside and York’s
character and setting.

3. The site can come forward without fear of breaching
any existing natural boundaries and will provide a robust,
defensible and long-term edge to the city.

The importance of views from the A1237 outer ring road
has been extensively tested, including by digital modelling

of a range of development scenarios. This has informed the
evolution of the proposals for Moor Lane in order to ensure
that the visual impact is minimised, the agricultural setting of
the road is protected and the sense of York’s being contained
within the ring road is retained. This can be achieved by:

. A minimum ‘two field setback’ from the A1237 ring road
of around 300m, retained in agricultural use to protect
the immediate setting of the road;

. A scheme designed within the existing framework
of field boundaries, which will be strengthened and
enhanced through new planting to reinstate their quality;

. New woodland planting to reflect the character of the
surrounding ‘Rolling Diverse Arable Farmlands’.

A fleeting view of York Minster on the distant skyline from

the intersection of the A63 and A1237 is the only key view of
relevance that has been identified by the City Council. Digital
modelling proves that the view will be retained, even in winter,
and will be unaffected by the scheme proposals. This does not
appear to be the case for other possible strategic sites which
include new settlements lying in much more prominent open
countryside locations.

Heritage and Archaeology

EDP and Headland Archaeology have also undertaken an
extensive programme of archaeological investigations. This
comprised a desk-based study followed by detailed field
investigations (including geophysical survey, geo-environmental
evaluation and trial trenching).Altogether, a very substantial
body of work at this stage of the planning process.

Geo-environmental evaluation and trial trenching investigating
the potential for buried archaeological remains identified

only two localised and isolated areas of late prehistoric
settlement in the far west and north west of the site. In
addition restricted and localised areas of buried peat and wind
blown sand were found on the very southern edge of the

site; however further field investigations and off-site analysis
found no evidence of a wider human presence and the City
Council’s specialist archaeological advisor was able to confirm
that:

“There are no archaeological features and deposits identified
by the evaluation exercise that will preclude development of
the site from an archaeological perspective.”

Ecology

The site has been the subject of very detailed ecological
studies over a two year period. The level of survey effort far
exceeds the detail typically required to support an allocation
and is more akin to the evidence base for an outline planning
application. The surveys were undertaken on both the site and
within Askham Bog, their scope having first been agreed in
consultation with key stakeholders including Natural England,
the City Council and the Yorkshire Wildlife Trust. The surveys
include:

. A hedgerow survey
. An arboricultural assessment
. Breeding bird survey

. Bat activity survey and bat roosting assessments of both
suitable trees and buildings

. Badger survey
. Great Crested Newt surveys
. A reptile survey

. An aquatic invertebrate survey of the Askham Bog SSSI,
undertaken by an aquatic invertebrate species specialist,
Dave Bentley Ecology Services

These surveys, which provide an unprecedented level of detail
about the site’s ecological value and its relationship with the
nearby Askham Bog SSSI, clearly demonstrate that there
are no ‘in principle’ ecological constraints to development.
Like any large tract of greenfield land under agricultural
management, there are a range of protected species present,
but neither the distribution, nature or concentration of

the species present would constrain the site’s successful
allocation and development. Indeed, the surveys found that
like much intensively managed agricultural land, the site has
experienced an erosion in its ecological value, which is now
vested primarily in its remaining hedgerows and trees.As
noted earlier; Barwood’s proposals specifically seek to retain
these features and to extend them as the framework for a
new masterplan.

Indeed, significant opportunities for much improved
biodiversity and on site habitats have been identified.
Development of the Moor Lane site will support and

make a significant contribution to the biodiversity and
green infrastructure resources of the city. The proposals
(described later) will replace intensively farmed agricultural
land of relatively low ecological value with a significant and
purposefully designed ecological park that will complement
and enhance the ecological interest of Askham Bog. This will
make a major contribution to the ecological resources of the
city.

Given the site’s proximity to the Askham Bog SSSI, establishing
the precise effects of the site’s development on the Bog has
been a focus of Barwood’s survey efforts. The ecological
surveys found that there is little interrelationship between the
agricultural habitats within the Moor Lane site and the fenland
habitats within Askham Bog due to their different physical
attributes: The site being a working arable farm landscape
designed to be intensively managed and to shed water from
the land, whereas Askham Bog is a peat bog based habitat.

At the request of the ecological consultees, a detailed
invertebrate survey was commissioned and undertaken from
a specialist entomological consultant. The survey found that
there were no species rich invertebrate populations within
the site. It also highlights that those species existing within the
Bog are threatened by evidence of pollution and the presence
of alien invasive plants, which the survey concludes is a serious
problem.

The valuable fenland habitats of the Bog and their ecological
interest depend on the maintenance of a specific hydrological
regime. Detailed hydrological studies of the relationship (in
hydrological terms) between the site and the Bog have been
undertaken by both the Wildfowl and Wetlands Trust (WWT)
in 2013 and thereafter by PBA, who undertook a |5 month
programme of hydrological monitoring and water quality
testing between July 2014 and September 2015.



Hydrology and Flood Risk

Following discussions with City Council Officers, Natural
England, the Internal Drainage Board, Environment Agency and
the Yorkshire Wildlife Trust, an extensive suite of water level
and water quality data and hydraulic modelling was agreed.

A |5 month programme of hydrological monitoring and
testing then followed, to understand what, if any, relationship
exists between the site and Askham Bog in hydrological
terms. Fourteen rounds of data collection took place between
July 2014 and September 2015 to ensure an entire annual
seasonal cycle is accounted for. The results provide by far

the most detailed, authoritative and up to date picture of the
hydrological relationship between the site and the Bog. They
demonstrate that :

. There is no direct hydrological connectivity between the
site and Askham Bog; the Bog is not fed, supported or
maintained by groundwater or surface water from the
Moor Lane site.

. The field drains within the site flow into the Holgate
Beck which flows along the northern edge of the
Askham Bog and further downstream into York itself,
with the flows controlled by a foul pumping station at
Moor Lane.This pumped system means that the area
around the Bog and close to Moor Lane can be prone to
localised flooding and risk of pollution.

The assessment work has been submitted to Natural England
for further consultation and a specialist organisation in
wetland habitats (WWT Consulting) has reviewed the work,
peer-reviewing and confirming the conclusions reached.
Natural England has confirmed in a letter to PBA dated April
2016 that :

“There are technical/ engineering solutions available to
mitigate potential hydrological impacts resulting from a
development in this location. Such measures are likely to
include a detailed surface water drainage strategy which is
enforceable and sustainable in perpetuity. WWe may well request
that such provisions are put in place prior to commencement
of the construction of the main development*

The appropriate drainage strategy has been designed to the
standards required of the Environment Agency, the Internal
Drainage Board and City of York Council based on the
following core principles:

. Maintenance of flow rates ; nsuring that the flow in
the existing watercourses and current greenfield rates
of surface water runoff from the site are maintained
through the use of attenuation features;

. Enhancement of runoff water quality; at present the
arable farming practices risk pollution by pesticides and
nitrates. Scope exists to enhance the quality of water
runoff into the surrounding watercourses through the
use of SuDS and other water treatment measures;

Flood alleviation; providing additional storage areas
to help manage local flooding from the Holgate Beck,
providing a net benefit;

Extreme event protection; designing in features to
protect for extreme events; and

Enhancement of biodiversity and recreation

TECHNICAL SUMMARIES

Drainage Strategy

The diagram below shows the key elements of the drainage

strategy which include:

Attenuation basins in the north western and along the
northern areas of the overall development site;

Drainage channels running through the main
development area feeding an attenuation feature within
the southern buffer;

Outfalls in to the Holgate Beck controlled by new
pumping station;

Upgrades to the existing pumping station.

The attenuation features are designed to incorporate
permanently wet areas linked by a series of channels with the
potential to accommodate runoff from the development site
in the | in 100 year storm event with an allowance for climate
change, within landscaped basins. These basins will both

store the runoff and provide secondary treatment to water
quality, through settlement and filtration from use of strategic
planting.

Water entering the Holgate Beck system will not exceed

the current greenfield rates. Through a managed system and
with the storage potential of the attenuation features on site,
the impacts of localised flooding will be reduced particularly
during the more frequent events, to the benefit of local

communities.

ASKHAM BOG
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The illustrative masterplan has been _
informed by the findings of the af
technical work summarised in this

document and is underpinned by a

surface water drainage strategy that "3
will protect and support the long-
term future of Askham Bog.

= [ A 2.2ha primary school 5
site — 2 form entry

by T

Respecting the visual and physical
setting of Eastfield Farm which
will create an attractive setting
and retain the farmstead within
an open agricultural setting

New woodland planting to reinstate/
respect the Rolling Diverse Arable
Farmlands Landscape Area that is
characteristic of this area

A physical setback from the 300m
development edge of at least {>

300m along the A1237 — to be

retained in agricultural use

Retention of the single key

view across the city, from

the the ring-road - proven ' PIKE HILLS GOLF CLUB
through digital modelling in

¥ both summer and winter .
ﬁ - A 15 ha buffer that will be

; i —— - retained in agricultural use to
3

-

-!'t,_"u protect the rural edge of the city
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SETTING +
LANDSCAPE

COMMUNITY

Over 50% of the site dedicated to
Public Open Space, agricultural buffer
(west) and ecology buffer (south)

ASKHAM BOG

Retention of the most valuable
habitat and use of the existing field
structure as the design framework.

All notable trees will be retained

A 12.5ha, |75 m width buffer

between Askham Bog and
the built form edge

DEARNE VALLEY LINE




THE

SOUTHERN

BUFFER

Askham Bog is designated as a Site of Special Scientific Interest

(SSSI) for its bog/fen and associated habitats and species.

Although a national level designation, the Bog is an artificially
maintained and modified fragment of its original state, which

reflects centuries of human use and its current management
and promoted accessibility. In order to maintain the interest of
the SSSI, it is subject to significant interventions; particularly in

relation to hydrology, vegetation management and access.

Askham Bog currently has a single, formal point
of public access, taken from the Aé4 to the
south.There is no formal access allowed from
the northern boundary, although public access is
possible because this is not currently physically
controlled; indeed, evidence of unauthorised
access into the Bog includes dens, evidence of
camp fires and littering within the northern part
of the site.

The technical work undertaken has given rise
to three interrelated strategies for a substantial
physical buffer to the Bog, some 175m wide :

— the prosed
southern buffer provides extensive new
opportunities for informal recreation within
the development. The proposed deign
incorporates measures to prevent access
into the Bog from its northern boundary, the
latter in consideration of the wishes of Natural
England and the Yorkshire Wildlife Trust.

—the
proposed southern buffer incorporates
substantial surface water ponds and associated
flow management measures that will maintain
current greenfield flow rates and improve the
quality of surface water draining from the site.
It will make a positive contribution to water
quality feeding the Holbeck Brook and reduce
the risk of flooding in the local area.

— the proposed southern
buffer creates extensive new wet and
seasonally wet habitats which complement
and increase the resilience of the designated
habitats and species within the Bog. The
buffer will form part of the holistic strategy

which the proposed development will seek
to deliver, the other part of the strategy will
include seeking opportunities to directly
benefit the SSSI's current interest and

management.

Protecting against recreational
impacts

As illustrated right, a southern buffer of at least
175m in width is proposed within the Moor Lane
site, separating the Bog from the development.
This is the same setback from the Bog that the
Council considered acceptable when it allocated
land south of Moor Lane for the development

of 511 homes.This extensive multi-purpose

open space, designed on the basis of the three
strategies listed left and covering around half of
the total site area, has been designed to create a
permanent and impenetrable barrier between the
Bog and the site — highlighted as a priority by the
Wildlife Trust and Natural England.

The proposed mosaic of different habitats

will provide very significant enhancement
opportunities for breeding, foraging and a refuge
for a range of wildlife species including birds, bats,
invertebrates, reptiles and including new aquatic
habitats for invertebrates and GCNs present
within the site and/or the Bog.

Long term management

Based upon and complementing the technical

and design work, Barwood commits to produce
a detailed Management Plan for the southern
buffer which will be secured as part of a Section
106 agreement to ensure the delivery of the
clained benefits and the long-term protection and
enhancement of Askham Bog.
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THE

WESTERN

EDGE

The western limit of York’s
metropolitan area is currently set
back between 200m and 800m
from the A1237 outer bypass. The
Moor Lane proposals maintain and
respect this spatial relationship.

By providing a ‘two field setback’ of around 300m,
detailed landscape and visual assessment work
demonstrates that the proposals will be able to protect
the open character and agriculturalsetting of the A1237
landscape corridor - a character which is in turn
important to the appreciation of the city character.

The sketch below is based upon a computer model of the
proposed development massing and demonstrates how
the open setting of the road can be maintained and a soft,
wooded leading edge provided — an edge treatment that
can be manipulated to either softly filter or wholly screen
the development, depending on the Council’s aspirations.

York’s western development
edge is set back from the

[ ] A1237 by between'200m
and 800m - a relatiorkhig
which the proposed .

development will respect.
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Extent and line of proposed development
to the west of Woodthorpe limited
by topography. Higher ground around
roundabout to be kept free of built
development and retained for Public

Open Space and new structure planting

Protect visual and physical
setting of Eastfield Farm

SETTING STRATEGY

New woodland shelterbelt
to screen views to the
development edge

Fields adjacent to the A1237

retained in agricultural use with

minimum 300m setback from
road to any new development



CONCLUSION

This document demonstrates that the land south of
Moor Lane York has the potential to deliver a sustainable

residential-led, urban extension to the city of York.

Barwood and its professional team has undertaken The technical work demonstrates beyond doubt that
a very comprehensive level of detailed technical Moor Lane is a deliverable, achievable and viable site;
assessments over a period of several years and crafted one which represents an appropriate area to contribute
a high quality, carefully considered indicative masterplan to the City’s future development needs. Being located
for the site. An unprecedented level of technical work within the surrounding Aé4 and A1237 road corridors,
has been undertaken, which addresses all the matters the wider strategic Green Belt function will not be
previously raised by City Council officers and other materially affected. The strong physical boundaries
stakeholders to a level of detail far in excess of that provide an exceptional level of containment to the site.

normally considered appropriate at the local plan
allocation stage.

Moor Lane will deliver a development of exceptional quality, with
around [,250 homes and a wide mix of community facilities that will

help to meet the urgent and significant housing and community needs of
the city.With over 50% of the site committed to landscape, open spaces
and agricultural uses, it will also truly respect its setting.

The evolution of this scheme has highlighted ways in Barwood looks forward to continuing a constructive
which the development can deliver significant planning dialogue with the City of York Council and other
and environmental benefits both to the local community stakeholders in order to bring forward this unique
and wider area, including managing flood risk and opportunity and maximise the benefits Moor Lane

enhancing ground water quality. can deliver.

No other site can offer this unique and important opportunity to
facilitate an improved understanding, long-term management, protection

and enhancement of Askham Bog as a fenland environment, with
potential for significant net biodiversity gains on site and direct benefits
for the SSSI itself.
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1.3
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2.2

Introduction

These representations have been prepared by the Environmental Dimension Partnership Ltd.
(EDP) on behalf of Barwood Strategic Land Il LLP. These have been prepared primarily in
response to City of York Council’s assessment of land at Moor Lane, Woodthorpe (Site 880,
former SF12) following its Local Plan Preferred Sites Consultation in September 2016.

The Council’'s assessment of SF12 states “the potential for ecological impact on the adjacent
Askham Bog SSSI, and potential implications of any mitigation approach on site viability and
deliverability are still uncertain.” EDP strongly disagrees with this conclusion since the potential
for ecological impact upon Askham Bog has been thoroughly examined based upon an extensive
evidence base built up over the past five years. Potential impacts have been identified based
on this detailed assessment work (at a level of detail typically reserved for a planning application
and EIA) and in consultation with key stakeholders, namely Natural England and Yorkshire
Wildlife Trust. The resulting concept design and mitigation strategy, which was presented within
representations made by Barwood Strategic Land Il LLP to the York Local Plan Preferred Sites
Consultation (September 2016), is technically robust and, contrary to the Council’s position,
provides a high degree of certainty that potential adverse impacts would be avoided, and
environmental benefits would be delivered.

The Council’s position also fails to take account of the baseline circumstances, in particular
existing threats to the conservation status of Askham Bog, which are capable of being addressed
by the proposed development to help secure the future of Askham Bog in the long-term.

Potential ecological threats and opportunities relating to Askham Bog can be put into four broad
categories summarised in turn below.

Urban Edge Effects

Potential urban edge effects on Askham Bog resulting from residential development in SF12
include increased unauthorised access and associated habitat degradation (e.g. from anti-social
behaviour including fires and littering), fly-tipping and increased predation of wildlife by domestic
cats. The risk of such effects is greatest along the shared boundary along the southern edge of
SF12 and the northern edge of Askham Bog.

When considering these effects, it is important to note that Askham Bog is only 400m from the
existing urban edge of Woodthorpe, and the intervening farmland within SF12 contains a
number of formal and informal access pathways by which members of the public can reach the
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Bog’'s northern edge. Although the existing water channel (Askham Bog Drain) and dense scrub
present along the shared boundary are natural deterrents to access along this edge, there is a
small number of access points over culverts and through natural breaks in the vegetation.
Accordingly, as confirmed by Natural England and Yorkshire Wildlife Trust, Askham Bog already
suffers from unauthorised access from the north, with evidence of anti-social behaviour
including dens, fires and littering found on a regular basis.

The mitigation strategy in respect of unauthorised access and similar urban edge effects such
as fly-tipping has been set out in some detail in Barwood’s Local Plan representations
September 2016, in particular Appendix 2 (Delivery Statement) and Appendix 7 (Ecology
Technical Note). In summary, the concept masterplan incorporates a substantial development
buffer of a minimum of 175m in width to the south of the development. This buffer will contain
several features designed to prevent unauthorised access, including a continuous zone of open
water and marsh (achieved through a series of linked attenuation basins) abutted by steep
landform/bunding planted with dense thorny scrub and incorporating a security fence. There is
no reason to doubt that, when taken through to detailed design and implementation, this buffer
would provide an effective and impenetrable barrier, which would not only avoid any impacts
resulting from the proposed development, but provide a benefit to Askham Bog by preventing
existing unauthorised access from the north.

The Council’s recent assessment of the site states that “There are still concerns that the
proposed buffer zone is too narrow, with some research indicating that 300-400m would be
needed to be an effective barrier to impacts such as predation by domestic cats”. Based on
EDP’s assessment work and consultation with Natural England, these concerns are unfounded.
Firstly, Natural England has been clear in advising that achieving an effective and impenetrable
barrier to access is a matter of appropriate design rather than conforming to an arbitrary offset
distance. Furthermore, whilst the proposed mitigation strategy would provide an effective
deterrent to domestic cats, this is a secondary consideration because the designated interest
features of Askham Bog SSSI (namely open fen and fen woodland) are not vulnerable to cat
predation. This is consistent Natural England’s advice who, in its response to the York Local Plan
Further Sites Consultation (July 2014), state “Appendix 5 of the consultation document refers
to recreational disturbance and domestic cat predation as specific issues which require
mitigation. Whilst these are also urban edge effects, these issues are not a significant concern
for Askham Bog SSSI as birds are not an interest feature”.

Recreational Disturbance Effects

New housing in proximity to Askham Bog could result in a more general increase in people
visiting the Bog. However, this is not a matter that is unique to SF12, as there are other proposed
housing sites within the wider area that would contribute to this effect. Furthermore, as reflected
in Natural England’s consultation response referred to above, any adverse effects on the Bog
are likely to be minimal. The increase in visitors is likely to be small as a proportion of existing
visitor levels, since the bog is already well publicised by Yorkshire Wildlife Trust and easily
accessible to much of the population of York. Visitors are encouraged to access the site via the
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existing car park and make use of the clearly defined paths and boardwalks which enable the
public to enjoy the wildlife without damaging or significantly disturbing it. The paths and
boardwalks largely confine public access to a specific circular route, whilst the wet ground
conditions, open water and/or dense vegetation discourages visitors from deviating from this
route. This is not a site that is particularly attractive to dog walkers, however, nor is it a site with
designated features that are sensitive to disturbance by dog walkers (such as ground nesting or
overwintering birds).

The mitigation strategy for the development includes the generous provision of formal and
informal greenspaces, thereby providing alternative places of recreation for new residents,
which would ensure that any potential minor recreational effects on Askham Bog a reduced to
insignificant levels. Added benefits would be delivered through provision of interpretation
materials at key locations on the edge of the ecological buffer zone overlooking Askham Bog.
These would serve to increase awareness of the importance of Askham Bog and promote a
sense ownership among the new residents.

Hydrological Effects

Concerns that changes in the quality and flow of surface and ground water, brought about by
the development proposals, could negatively affect Askham Bog were first raised by the Council
and Natural England in 2013 during the York Local Plan Preferred Options consultation. These
concerns have since been investigated in considerable detail to confirm the nature of the
potential impacts, the necessary mitigation and the opportunities for delivering benefits,
including a 15 month programme of hydrological monitoring between July 2014 and September
2015. The findings of the various technical studies, and consultation with Natural England’s
hydrological specialists, is summarised within PBA’s Water Technical Note (Appendix 4 to
Barwood’s Local Plan representations September 2016). The Council’s recent assessment of
SF12 complains that the data from PBA’s hydrological monitoring is not presented in full, despite
it being made clear in the representations that technical detail of this kind was available on
request to any interested parties.

As set out in PBA’s Technical Note and the submitted Delivery Statement, Askham Bog faces a
number of hydrological risks irrespective of the proposed development. These include extreme
rainfall events and drought linked to climate change, and flooding from the drainage channel
on the site’s southern boundary (Askham Bog Drain), which is currently exacerbated by the
limited storage capacity of Moor Lane pumping station. The technical work completed to date
has confirmed the hydrological relationship between the site and Askham Bog, This has in turn
led to the design of an outline drainage strategy and control system incorporating a series of
new and upgraded pumps and attenuation features that would not only ensure there are no
adverse effects resulting from the development, but would also provide increased control over
water levels within and around Askham Bog to address the existing hydrological risks and benefit
the wetland system.
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Despite the above, the Council’'s assessment of the site states that “One of the key points is the
uncertainty around the effectiveness of the proposed mitigation - there are no proposals to
demonstrate how the level of the buffer ‘lake’ would be maintained or how issues such as
sustaining acceptable nutrient concentrations in this water would be addressed. Concerns that
any lowering of the water levels in Holgate Beck would lead to increased drainage from the Bog
and so lowering of the water table there have not been addressed in any detail, only stating that
the flow regime could be controlled. There is no detail to the water management strategy.”

Again, the Council overstates the level of certainty surrounding hydrological impacts and their
avoidance or mitigation. Contrary to the Council’'s assertions, PBA has produced a Water
Management Strategy, including hydraulic modelling, drainage strategy and modelling of ponds,
at a level of detail beyond that even required for an outline planning application. As specified by
Natural England during consultation, water levels within Holgate Beck and within the buffer
ponds would be under total control using a combination of the pumping station and weir outfalls.
Furthermore, in accordance with CIRIA’s SuDS Manual, the surface water drainage network will
incorporate a series of features to provide a treatment train to maintain (or likely improve) water
quality, including:

e Trapped gullies;

e Linear conveyance features (swales/ditches);

* Reed beds/vegetative systems for treatment; and
¢ Sediment forebays on attenuation facilities.

During consultation between PBA and Natural England, there was a difference in interpretation
of the data relating to the degree of hydraulic connectivity between the site and Askham Bog;
however, the principles of mitigation were agreed. In a letter dated June 2016, Natural England
state “despite this difference of opinion there are technical/engineering solutions available to
mitigate potential hydrological impacts resulting from a development in this location”. The full
correspondence is attached to this report as Appendix EDP 1.

Fragmentation Effects

Whilst development in proximity to Askham Bog could potentially result in its isolation and/or
fragmentation from the surrounding ecological network, in this case the reverse is true. Under
the development proposals, an area of approximately 12.5 hectares lying directly adjacent to
the Bog would be transformed from intensive farmland to a mosaic of native wetland, grassland,
scrub and trees. Rather than just providing a zone of indistinct greenspace to separate the
housing development from the Askham Bog, the proposed buffer zone would enrich and
enhance the ecological network surrounding the nationally important bog habitats. This is a
clear and unambiguous environmental benefit associated with the proposals.
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6. Conclusion

6.1 In conclusion, the Council has overstated the level of uncertainty regarding the site’s potential
ecological impact and the effectiveness of the proposed mitigation measures. In doing so, the
Council has unfairly dismissed the site as an appropriate location for new housing.
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Natural England



Your ref: DAS/8558/177185
Our ref:  29426-4001-Response to NE-160503

3 May 2016

Natural England

Yorkshire & Northern Lincolnshire Team
Natural England

Lateral

8 City Walk

Leeds

LS11 9AT

Attn: James Walsh

Dear James

peterbrett

Peter Brett Associates LLP
Waterloo House

Victoria Square

Birmingham B2 5TB

T: +44 (0)121 633 2900

E: skirby@peterbrett.com

RE: FURTHER INFORMATION IN RESPONSE TO NATURAL ENGL AND DAS COMMENTS

Many thanks for your response (ref DAS/8558/177185 dated 22™ April 2016) in relation to Natural England’s
review of the Hydrological Review and Baseline Summary, Environmental Impacts Technical Note and Flood
Risk Assessment and comments following the meeting held on 7" April 2016. We note your request for

further information/clarification and address each point below:

1. Further clarification of the relationship between surface water levels in Holgate Beck and the northern part

of the SSSI.

Plans previously provided (and confirmed by the IDB) show that the Askham Bog Drain flows along the
southern site boundary and the Holgate Beck starts downstream of the IDB pumping station. We assume for
the purposes of this letter that when NE are referring to Holgate Beck they are referring to the reach of

Askham Bog Drain (see Figure 1 below).
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Figure 1 Watercourse Schematic (Figure 4.1 in FRA dated January 2016)

Groundwater and surface water levels across the site, the Askham Bog Drain and the Askham Bogs, have
been monitored monthly, covering the period for July 2014 to September 2015 and the results are presented
and discussed in the Hydrogeological Review (dated August 2014) and Baseline Summary note (dated 29"
October 2015). These reports concluded that the wetland system in the Askham Bog is fed, supported and
maintained predominantly by direct precipitation, and not from groundwater and surface waters across the
wider Moor Lane site. The degree of hydraulic continuity between groundwater and surface water features is
low or very low, and there is also normally limited hydraulic connectivity between the Askham Bog Drain and
the Askham Bog (unless active water level management takes place via the sluices present in the Bogs).
Therefore under ‘normal’ flow conditions there is no continuity between groundwater and surface water flows
at the site/Askham Bog Drain and the Askham Bogs.

NE has responded that Figures 11 and 12 in the Baseline Summary of Groundwater and Surface Monitoring
note indicate that there is a relationship between Holgate Beck water levels and the Askham Bog. Figure 11
is reproduced below. Figure 11 shows recorded water levels at two locations within the Askham Bog (GB 10
and 15) and four locations along Holgate Beck/Askham Bog Drain.

Water levels in the ditches within Askham Bog are controlled by the weirs and stoplogs/in channel control
structures as shown by the GB15 recording being consistently higher than levels recorded along the reach of
the Askham Bog Drain (11.6mAOD to 11.85mAOD compared to a water level of 11.2mAOD to 11.6mAOD
within the Askham Bog Drain adjacent to the Bog). Water levels are reasonably consistent at GB15 from
November 2014 to May 2015 with water levels then falling. This reflects a different seasonal pattern of water
levels when compared to gauge levels along the Drain. Results for GB10 are also generally higher than the
peak water levels along the Drain. GB11 is the nearest gauge along the Drain in relation to GB10 within the
Bog and although water levels are similar during October to December 2014, the water levels remain higher
within the Bog than in the Drain for the majority of the year.

A review of the weir levels within the Bog confirm that the minimum weir level is 11.83mAOD and therefore
when water levels are lower than this within the Askham Bog Drain (Figure 1 shows all gauged levels within
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the Drain for the year are lower than this level), there will be no surface water connectivity between the Drain
and the Bogs.

We believe that the data shows that there is only limited hydraulic continuity between the site, Askham Bog
Drain and Askham Bog at ‘normal’ flow conditions. During flood events i.e. 1 in 100 year event, water levels
in the Askham Bog Drain will overtop the weir levels and spill into the Bogs. The development proposals will
improve the drainage regime in high order events by moderating and controlling discharge rates into the
Askham Bog Drain (and therefore the Bog when water levels overtop) as required.
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2. Measures to mitigate the potential impacts on the SSSI resulting from potential drawdown during low flow
events. ltis noted that the Internal Drainage Board are requesting that lower than greenfield runoff rates be
associated with any proposed development.

As stated in Point 1 above, monitoring has demonstrated that there is only limited hydraulic connectivity
between groundwater and surface waters between the site, Askham Bog Drain and the Askham Bogs (SSSI)
under normal flow conditions. The key events when water is most likely to flow freely between the Bog and
the wider area is under flood conditions. Therefore during low flow events there is negligible connectivity
between the site and Bog and any change in the surface water runoff regime for the site as a result of the
development will not have an impact on the SSSI.

At any rate, the existing greenfield runoff rate has been estimated as 1.1l/s/ha for the 1 in 1 year event.
Therefore the IDB requirement for the development to restrict the allowable discharge rates to 1.4l/s/ha would
result in no discernible change at low flow events.

Furthermore, the surface water regime from the site will be controlled by a pumped regime, due to levels
across the site and the levels of the existing discharge points. As noted in the meeting it is the intention to
maintain the existing discharge points to the Askham Bog drain, and the amount and timing of water can be
adjusted to suit, particularly in times of low flow. It is the intention that the pumping regime will be agreed with
NE as part of the implementation of the surface water features.
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3. The mechanism for managing drainage from the site during flood events to ensure that input into the SSSI
remains at the current rate. This would include an update of discussions with the IDB reqgarding flood storage

capacity and pumping at the north-east corner of the site, and the management of the proposed SuDS
system.

The proposed surface water drainage strategy has currently been shown to discharge at a restricted rate into
the Askham Bog Drain. There is no existing direct connection for surface water runoff from the site to the
Bog and, therefore, no current proposal to develop such a connection.

The rate of discharge from the site is proposed to be the rate set by the IDB, although with an option to
provide further attenuation and potentially reduce the downstream flooding potential. This approach would
result in no net increase in flooding, and may, in fact, provide some alleviation of flooding in certain events.
Accordingly the quantity of water flowing between the Bog and surrounding areas is likely to remain the same
or potentially be slightly lower at high order events with the drainage strategy in place.

The IDB has been consulted at the concept stage for the surface water strategy and liaison will be ongoing
with NE and the IDB to confirm a strategy that is acceptable to both stakeholders.

As noted above the surface water regime will be controlled by pumps and as such the amount and timing of
discharge in to the Askham Bog drain can be varied to suit particular conditions such that they operate if
water levels in the Askham Bog Drain and Bog drop below a certain level, or conversely cut out if water rises
to a certain level. There can also be an override to operate the pumps whenever needed therefore achieving
a balance in low, normal and high conditions.

4. Details of how run-off from the site will be controlled during the construction phase and how disturbance to
sub-surface water bodies will be avoided.

During the construction phase, activities across the site will include earthworks and excavation, construction
of below and above ground structures and temporary works that could include diversion of watercourses,
dewatering of areas and storage of materials across site.

The monitoring data confirms that there is not a continuous groundwater body and gradient across the site.
Data indicates that groundwater is present as discrete pockets of water in discontinuous lenses and layers
across the site with little connectivity to the Askham Bog Drain and Bogs.

All construction activities will be mitigated against by the provision and implementation of a robust
Construction Environmental Management Plan (CEMP) which will be a requirement under planning
conditions and mitigation measures included in the CEMP will ensure the prevention of creating pathways to
sub-surface water bodies.

Examples of mitigation measures that could be employed at the site are for the siting of concrete, cement and
other hazardous material distant from on site ditches and drains and plant cleaning within designated
washing areas with an impermeable membrane or similar, locating activities likely to give rise to sediment
away from watercourses, silt fencing, settlement tanks or lagoons to treat water containing suspended
particles prior to its release to watercourses.

It is envisaged that NE will be consulted on the CEMP, and provide input as required. We would also
envisage that NE become part of the ‘site monitoring team’ to ensure as far as practical activities on site are
controlled during construction.

5. Any potential water quality impacts caused by pollutants from the development, including cumulative
impacts with diffuse pollution from upstream sources, and how they may be mitigated.

The land use at the site and upstream is currently agricultural and therefore water quality within the
watercourses in the vicinity of the site and the SSSI may be at risk from pollution sources with high levels of
nitrogen and phosphorus. The development of the site will result in a reduction in these potential pollutants
but a potential for an increase in pollutants from urban runoff such as increased sediment loads and hydro
carbons.

The SuDS measures included within the surface water drainage strategy will be designed in accordance with
The SuDS Manual - CIRIA C753 and will adhere to the SuDS treatment train with appropriate levels of
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treatment provided for each type of runoff (i.e. roof, roads, car parking areas) to ensure that surface water
runoff is sufficiently treated to ensure no detrimental impact on water quality within the receiving systems. It
is anticipated that water quality within the Askham Bog Drain will improve due to the implementation of these
measures.

Such measures would include:
» Trapped gullies at the point of interception of surface water run off from roads and footway
» Trapped catchpits at the outfall to swales and the like
» Provision of sediment forebays at the entrance to swales and attenuation facilities
» Provision of reeds/planting in swales and attenuation facilities to provide further pollutant removal

| hope that the above information provides the further clarification required. As discussed we consider that
Natural England can now formally agree that the hydrological issues have been addressed and agree to the
development in principle with regards to hydrology and flood risk.

Yours sincerely

Michael Parkinson

Partner

For and on behalf of

PETER BRETT ASSOCIATES LLP
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Sarah Kirby
Peter Brett Associates LLP Customer Services
3" Floor, Waterloo House gornbegm _Housu; )

. . rewe business Parl
V!cto_na Square Eloctra Way
Birmingham Crewe
B2 5TB Cheshire

CW16GJ

BY EMAIL ONLY 0300 060 3900
Dear Sarah

Discretionary Advice Service (Charged Advice): DAS2178
Development proposal and location: Residential-led development at Moor Lane, York

This advice is being provided as part of Natural England’s Discretionary Advice Service. Barwood
Strategic Land Il has asked Natural England to provide advice upon further information submitted
following our meeting of 7™ April and written response of 22" April.

This advice is provided in accordance with the Quotation and Agreement dated 18" May 2016.
We would like to make the following comments.

Further clarification of the relationship between surface water levels in Holgate Beck and the
northern part of the SSSI

The water level data from monitoring points GB10, GB11, GB14 and GBO09 indicate that there is a
lateral zone of influence via a hydraulic gradient from the marginal bog area to Askham Bog Drain /
Holgate Beck. The water level monitoring points within the bog indicate a hydrological function
typical of an ombrogenous domed bog, with the central area maintaining higher water levels for
longer during spring, and the marginal areas being more affected by the hydraulic gradient created
by the beck, causing water levels to reduce gradually. This hydraulic relationship has implications
for higher or lower flows in the beck affecting the bog, with the potential opportunity to restore the
bog’s lagg areas through beck restoration. We therefore do not agree that there is ‘limited hydraulic
continuity’ between the site, Askham Bog drain and Askham Bog drain, and we advise that it should
be clarified that there is important hydrological connectivity between the marginal area of the Bog
and Askham Bog Drain in particular.

Measures to mitigate the potential impacts on the SSSI resulting from potential drawdown
during low flows and flood events during high flows

We welcome the proposed inclusion of SuDS measures in the surface water drainage strategy. We
advise that measures are based on vulnerable source areas and pathways in the development, and
that consideration is given to how SuDS measures can contribute to biodiversity enhancements,
particularly with regard to Biodiversity 2020 outcomes and principles under the Lawton Review.

However, as explained above, there remains a difference of opinion in relation to the connectivity
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between Askham Bog SSSI and the Askham Bog Drain along the northern boundary of the SSSI
and we do not agree that there is negligible connectivity between the site and the Bog during low
flow events. If low flows are exacerbated by the development, they may have an impact on the
habitat function of the Bog. Consequently it is not possible to state that hydrological issues have
been fully addressed. That said, as stated in our previous letter of 22 April Natural England do
consider that despite this difference of opinion there are technicall/ engineering solutions available
to mitigate potential hydrological impacts resulting from a development in this location. Such
measures are likely to include a detailed surface water drainage strategy which is enforceable and
sustainable in perpetuity. We may well request that such provisions are put in place prior to
commencement of the construction of the main development. It is also likely that if the
development site were to be included in the local plan that we would request a bespoke policy.

We welcome the intention to agree a surface water pumping regime with Natural England should a
development proceed and the fact that discharge into the Askham Bog Drain would be varied to suit
particular conditions. We advise that the regime considers the hydrological relationship between the
Bog and Askham Bog Drain, and potential restoration opportunities during low flow conditions. The
details of any operating protocol would also need to be agreed.

Water quality in any attenuating water bodies/SUDS will also need to be monitored. In addition to
potential agricultural and urban pollutants, eutrophication resulting from use by waterfowl should
also be taken into account.

Construction Environmental Management Plan

We note, and welcome that a Construction Environmental Management Plan (CEMP) will be
produced to ensure the prevention of creating pathways to sub-surface water bodies. We advise
that the location of sub-surface water pockets in lenses is included in the CEMP to ensure that their
function and recharge is not affected by the development. Natural England would welcome being
part of any site monitoring team.

The advice provided in this letter has been through Natural England’s Quality Assurance process.

The advice provided within the Discretionary Advice Service is the professional advice of the Natural
England adviser named below. It is the best advice that can be given based on the information
provided so far. Its quality and detail is dependent upon the quality and depth of the information
which has been provided. It does not constitute a statutory response or decision, which will be made
by Natural England acting corporately in its role as statutory consultee to the competent authority
after an application has been submitted. The advice given is therefore not binding in any way and is
provided without prejudice to the consideration of any statutory consultation response or decision
which may be made by Natural England in due course. The final judgement on any proposals by
Natural England is reserved until an application is made and will be made on the information then
available, including any modifications to the proposal made after receipt of discretionary advice. All
pre-application advice is subject to review and revision in the light of changes in relevant
considerations, including changes in relation to the facts, scientific knowledge/evidence, policy,
guidance or law. Natural England will not accept any liability for the accuracy, adequacy or
completeness of, nor will any express or implied warranty be given for, the advice. This exclusion
does not extend to any fraudulent misrepresentation made by or on behalf of Natural England.

Yours sincerely

James Walsh
Yorkshire & Northern Lincolnshire Team

Cc commercialservices@naturalengland.org.uk
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Your ref: DAS/8558/185561

Ourref:  29426-4001-Response to NE-160707 peterbrett
th
7 ‘JUIy 2016 Peter Brett Associates LLP
Waterloo House
Victoria Square

T: +44 (0)121 633 2900

Yorkshire & Northern Lincolnshire Team E: skirby@peterbrett com

Natural England
Lateral

8 City Walk
Leeds

LS11 9AT

Attn: James Walsh

Dear James

RE: FURTHER INFORMATION IN RESPONSE TO NATURAL ENGL AND DAS COMMENTS

Many thanks for your response (ref DAS/8558/185561 dated 23™ June 2016) in relation to Natural England’s
review of the additional information submitted following the meeting of 7" April and written response of 22™

April and we provide further comments on the points raised in the response:

1. Further clarification of the relationship between surface water levels in Holgate Beck and the northern part
of the SSSI.

We note that NE state that there is hydrological connectivity between the Askham Bog Drain and the Askham
Bogs and that the hydraulic relationship has implications for higher or lower flows in the watercourse affecting
water levels in the Bog.

The development proposals therefore have the potential to provide opportunities to maintain water levels
within the Bog at low flows by influencing the flow regime within the Beck. The development proposals will
also improve the drainage regime in high order events by moderating and controlling discharge rates into the
Askham Bog Drain (and therefore the Bog when water levels overtop) as required.

We therefore consider the development has the potential to offer positive benefits for the Askham Bog.
2. Measures to mitigate the potential impacts on the SSSI resulting from potential drawdown during low flow

events. ltis noted that the Internal Drainage Board are requesting that lower than greenfield runoff rates be
associated with any proposed development.

NE response states that ‘if low flows are exacerbated by the development, they may have an impact on the
habitat function of the Bog'. As previously stated, the existing greenfield runoff rate has been estimated as
1.1l/s/ha for the 1 in 1 year event. Therefore the IDB requirement for the development to restrict the
allowable discharge rates to 1.4l/s/ha would result in no discernible change at low flow events. However, the
development provides an opportunity to put in place a surface water strategy that can be designed to
maintain the existing discharge points to the Askham Bog drain, and the amount and timing of water can be
adjusted to suit, particularly in times of low flow and consideration will be given to potential restoration
opportunities during low flow conditions. As the development proposals progress, the surface water
drainage strategy will be worked up in more detail with a consideration of phasing of the development.

We can confirm that the proposed surface water drainage strategy will include SuDS measures such as
swales and attenuation basins that will provide biodiversity benefits as well as water quality benefits as well
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as source control features. It is anticipated that water quality within the Askham Bog Drain will improve due to
the implementation of these measures.

Again, it is considered the development proposals can have a positive benefit to the Askham Bog in this
regard.

3. Construction Environmental Plan

We note that NE recommend that the location of sub-surface water pockets in lenses is included as part of
the CEMP to ensure that their function and recharge is not affected by the development and that NE welcome
being part of the ‘site monitoring team’ to ensure as far as practical activities on site are controlled during
construction.

In conclusion, we understand that NE agree that the development can come forward and not impact
adversely on the Bog from a hydrological perspective as there are technical/engineering solutions available to
mitigate any potential hydrological impacts which will include a detailed surface water drainage strategy.

Yours sincerely

Michael Parkinson

Partner

For and on behalf of

PETER BRETT ASSOCIATES LLP
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TECHNICAL NOTE B

Job Name: Moor Lane, York
Job No: 29426

Note No: 17/001

Date: October 2017

Prepared By: Kate Riley

Subject: Supporting Statement — Ground and Groundwater Conditions

Introduction

This note has been prepared in support of the land at Moor Lane site (ST10/SF12) being included in
the emerging Local Plan. The Strategic Housing Land Availability Assessment (SHLAA) in the Pre-
Publication draft Local Plan indicates that the boundary changes proposed have not been accepted
following officer assessment, due in part, to concerns regarding the potential impact of development
on surface and groundwater flows and elevations. The concern is that such changes could impact the
aquatic environment of the Askham Bog SSSI. This note describes the work that has been undertaken
to determine the interactions and likely impacts between the groundwater and surface water at the site
on the water levels in the Askham Bog.

Ground Conditions

The ground conditions at the Site have been investigated by intrusive ground investigation comprising
fifteen boreholes, fourteen trial pits, soil infiltration and variable head permeability testing, groundwater
and surface water sampling and geochemical laboratory testing, together with post field work
monitoring of surface water and groundwater levels and quality.

It has been identified that the ground conditions at the site generally are in accordance with those
anticipated from published information and comprise superficial deposits, predominantly gravelly
glacial clay in the west (Vale of York Formation) and glacial lake deposits in the east (Alne
Glaciolacustrine Formation). The entire site is underlain by solid geology comprising the Sherwood
Sandstone Group. There are Made Ground deposits present within the area of the site known as
Chaloner’s Whin, to the east and down hydraulic gradient of the Askham Bog.

Groundwater Conditions

The ground investigation data indicates that the shallow strata across the site are predominantly
clayey and there is not a significant or continuous presence of potentially water bearing granular strata
in the superficial deposits. The investigations show that groundwater is present in the superficial
deposits at the site as discrete pockets of water, rather than as a single continuous body, and there is
no evidence to suggest any hydraulic continuity between these discrete ‘perched’ groundwater bodies.
The variable head permeability testing carried out indicates permeability’s predominantly at 10 m/s,
indicative of relatively low permeability soils.

Groundwater monitoring undertaken across the site over a 15-month period recorded groundwater
levels of between 10.8m AOD and 13.5m AOD with clearly apparent seasonal fluctuations. However,
the apparent seasonal fluctuations seen in the groundwater levels across the site do not appear to be
consistent with rainfall data and the delay between rainfall and groundwater level response is
indicative of the relatively low permeability of the ground and the discrete and discontinuous nature of
the groundwater bodies at the site.

https://howplanning.sharepoint.com/projects/1192/Shared Documents/Representations/October 2017/Appendices/pba
Supporting Statement Final groundwater.docx
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Surface Water

The site is located to the north of Askham Bogs SSSI. Along the northern edge of the bog there is the
Askham Bog Drain which flows east past the bog and into the Holgate Beck system. A further drain
flows along the southern edge of Askham Bog, known as Pike Hills Drain, and this is fed by and feeds
back into the Askham Bog Drain at the eastern end of the bog.

Surface water levels across the site, recorded over the same 15-month period as the groundwater
levels, indicate levels of between 11m AOD and 11.8m AOD. The surface water levels were observed
to fluctuate, although not necessarily following the rainfall pattern. In winter and spring the surface
water levels were generally relatively consistent before starting to fall in the early summer and
recovering quickly in the autumn.

Hydraulic Connectivity

The fluctuations in the surface water levels, recorded during the extended monitoring period, are not
as great as the fluctuations in the boreholes recorded over the same period, and surface water levels
recover quicker than the groundwater levels in the boreholes. Where boreholes have been placed
adjacent to surface water features (to allow direct comparison of water level data), the pattern of the
data does not indicate that there is direct hydraulic connectivity between the surface water and
groundwater across the site.

Surface water data from the Holgate Beck and within the Askham Bog ditches, does show a similar
pattern of rainfall response with time. However, it was observed (and shown on Figure 11 in the
attached Hydrogeological Baseline Summary report) that generally, surface water levels in the bog are
higher than water levels in the drainage ditches and Holgate Beck nearby, suggesting there is little
hydraulic continuity between the different waters. There are sluices along the water courses that can
be opened or closed to allow a hydraulic connection between the watercourses and the bog.

Water Chemistry

Between June 2014 and September 2015, samples of groundwater, surface water and ‘bog’ water
were obtained at quarterly intervals and submitted to a laboratory for testing for a range of chemical
constituents including major and minor cations, metals, inorganics and organics.

An assessment of the major cation and anion composition of the groundwater and surface water
samples was presented on a series of Trilinear plots (Figures 15 to 20 of the attached Hydrogeological
Baseline Summary report). The plots show that the surface waters are all very similar to each other in
terms of major ion composition, however the groundwater samples are different in major ion
composition, both from the surface waters and from each other. Generally, the surface waters are
richer in chloride, sodium and potassium ions than the surface water, and the groundwaters are richer
in calcium and bicarbonate/carbonate anions than the surface waters.

The major ion chemistry shows that the groundwaters and surface waters in the area of the site are
sufficiently different to indicate that they are unlikely to be in hydraulic continuity. The differences in
major ion composition between the boreholes is, again, reflective of the discontinuous nature of the
groundwater across the site.

Peter Brett Associates LLP disclaims any responsibility to the Client and others in respect of any matters outside the scope of this report. This
report has been prepared with reasonable skill, care and diligence within the terms of the Contract with the Client and generally in accordance with
the appropriate ACE Agreement and taking account of the manpower, resources, investigations and testing devoted to it by agreement with the
Client. This report is confidential to the Client and Peter Brett Associates LLP accepts no responsibility of whatsoever nature to third parties to
whom this report or any part thereof is made known. Any such party relies upon the report at their own risk.

© Peter Brett Associates LLP 2017

Peter Brett Associates LLP Caversham Bridge House Waterman Place, Reading Berkshire RG1 8DN

T: +44 (0)118 950 0761 +44 (0)118 959 7498 E: reading@peterbrett.com

https://howplanning.sharepoint.com/projects/1192/Shared Documents/Representations/October 2017/Appendices/pba
Supporting Statement Final groundwater.docx

Page 2 of 3



TECHNICAL NOTE B

The major ion composition of samples of ‘bog’ water, taken from within Askham Bogs, indicates that
generally the ionic composition of the ‘bog’ water is different to both the surface water and
groundwaters.

Conclusions

The water levels in the Askham Bogs have been recorded generally at higher elevations than the
surrounding surface water ditches. In addition, it has been identified that the chemical composition of
‘bog’ water, surface water and groundwater is different.

It is concluded that the water level within the Askham Bogs is not controlled by the groundwater or the
surface waters present at the wider Moor Lane site, and that water levels in the bog are directly fed
and maintained by precipitation. Water level in the bog can be augmented by surface water from the
adjacent watercourses.

The data suggests that the degree of hydraulic continuity between the Holgate Beck and the Askham
Bogs is generally limited unless the sluices are in operation.

It is considered that the proposed development should not have a detrimental effect on the water
levels at the Askham Bogs, and that there are sufficient control measures available to allow
appropriate and total management of the water levels in the bog. These include the sluices that are
already present, and the existing drainage ditches, which in combination could be used to manage
water levels within the Askham Bogs. It is not considered that the proposed development will have any
significant impact on groundwater levels at the site. It is considered that run-off from the Moor Lane
site once developed, can be effectively controlled as part of a Sustainable Drainage System to
maintain water levels at the Askham Bogs.

Sources of Information

This technical note should be read in conjunction with and within the context of the following
documents that provide the evidence base.

¢ Hydrogeological Review. Land at Moor Lane, Woodthorpe, York. (PBA, 2014)
e Hydrogeological Baseline Summary Report. Technical Note TN013 — Baseline Summary on
Groundwater and Surface Water Summary. Moor Lane, York. (PBA, 2015)
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Peer Review

The Wildfowl & Wetlands Trust (Consulting) Ltd has been appointed to provide a review of documents
related to the proposed Moor Lane, York development site, with particular reference to hydrological
aspects. This document details the review comments.

Reports reviewed:

Technical note: 29426/5503/TN02 (Revision A) - Representations to the City of York Local
Plan Preferred Sites Consultation (July 2016) on behalf of Barwood Strategic Land Il LLP:
Water Management - August 2016, Peter Brett Associates.

Delivery Statement: Development (@ Moor Lane - September 2016, Barwood Land

Technical note: 29426/5503/TN02 (Revision A)

The objective of the Technical Note was to provide the Council with an understanding of the technical
hydrological work undertaken to inform proposals for the development of land at Moor Lane, York. It
provides a summary and is intended to be read in conjunction with other documentation. The intention of
the note is to review the hydrological aspects of the site and to demonstrate the benefits that a residential
development at Moor Lane could bring to York.

A review is provided of the stakeholder engagement undertaken with Natural England which included the
submission of the following reports:
e Environmental Impacts: Water (29426-3002-TNO1 dated January 2016);
e  Hydrological Review (29426/01 dated August 2014);
e Baseline Summary on Groundwater and Surface Water monitoring (29426-TN013 dated October
2015); and
e TFlood Risk Assessment (29426-4004 dated January 2016).

It was also reported that consultation with Environment Agency, Ainsty Internal Drainage Board, Yorkshire
Water and City of York Council had occurred.

A review was provided of the current understanding regarding the hydrological regime of Askham Bog and
particularly the risks to the Bog such as:
e inundation of surface water flooding events downstream or over topping of the Askham Bog Drain;

e increase in rainfall (intensity and volume) as a result of climate change;
e drought conditions becoming prevalent in summer months as a result of climate change;
e encroachment of vegetation which would alter the groundwater regime; and

e  continuation of unauthorised access from the north leading to human intrusion effects.

These risks and the conclusion that the threats posed to the Bog from the continuing regime and natural
changes, such as climate change, can be managed and reduced through careful design, management and
operation of the surrounding land and surface water regime are consistent with the information provided and
our understanding of the site.

Information related to flood risk of Askham Bog is provided and it is proposed that a development at Moor
Lane could help form part of a flood mitigation strategy for the area, particularly to reduce lower order flood
events. Modelling of this system is not provided for review, as it would form part of later design and through

Wildfowl & Wetlands Trust [(Consulting) Limited, Slimbridge, Gloucestershire GL2 7BT, UK
T +44 (0)1453 891222 F +44 (0)1453 890827 E infodwwtconsulting.co.uk W wwtconsulting.co.uk
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Letter for pdf V3 03/02/2015



WWT CONSULTING

agreement with the Internal Drainage Board, but with careful surface water attenuation and routing design
there is no reason to think this could not be achieved.

It was reported that groundwater and surface water monitoring data was collected between July 2014 and
September 2015 and analysis of these data has resulted in the conclusion that the wetland system at Askham
Bog is fed, supported and maintained predominately by precipitation, and not from groundwater and surface
waters across the wider Moor Lane site. However, it is reported that during flood events water levels in the
Askham Bog Drain have the potential to overtop the weir levels and spill into the Bog. Without reviewing the
raw data it is impossible to determine the validity of these conclusions but the data was collected for a period
longer than a hydraulic year so seasonal variation within that period of monitoring should have been identified.
It should be noted that the Technical Note reports that Natural England believe that there is some limited
hydrological connectivity between the Askham Bog Drain and Askham Bog and that the hydraulic relationship
has implications for higher or lower flows in the watercourse affecting water levels in the Bog. Ongoing
monitoring, during flood conditions and drought conditions, would help determine this relationship further.

It is stated, however, that regardless of the relationship between the hydrology of Askham Bog and
surrounding watercourses the proposed development provides opportunities for management of low flows
by influencing the flow regime within the Beck and in high order events by moderating discharge to the
Askham Bog Drain. It is concluded that the development has the potential to offer positive benefits for
Askham Bog by enhancing the hydrological conditions for the Bog in the long term. This conclusion is
reasonable as hydrological management opportunities would become available which currently are not present
but careful design and management would be required to achieve this.

The Technical Note provides a summary of the use of SuDS to deliver a surface water drainage strategy for
the proposed development. It is stated that the scheme would consist of attenuation basins and linear
conveyance/attenuation features to reduce peak discharge into the receiving system with a pumped discharge
into the Askham Bog Drain. It is reported that agreement has been reached with Natural England to maintain
the existing discharge points to the Askham Bog Drain but that these can be varied to suit particular
conditions. It is also noted that the SuDS can be used to ensure that water quality from the development is
of a suitable quality. With careful SuDS design there is no reason to think that the water management and
water quality goals stated could not be achieved. As has been reported previously, it is important that along
with the management of high flows the current low flow inputs that occur from Moor Lane are continued so
the SuDS flow modelling and design need to achieve this.

The Technical Note concludes by providing a summary of the benefits of the proposed surface water drainage
strategy for the site including:
e reduction in flood risk to the Bog and land on the eastern part of the site through additional flood
storage;
e active management of water levels in the watercourses and the Bog to improve conditions overall
and reduce risks;
e  provision of SuDS measures to manage water quality and improve conditions overall; and
e  active management and design of surface water measures to accommodate predicted climate change
effects.

It is reasonable to conclude that these benefits would result from active water level management which is not
currently available for water inputs to the system.
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Delivery Statement: Development (@ Moor Lane

The Delivery Statement was prepared to illustrate how the land to the south of Moor Lane, Woodthorpe
represents a suitable and deliverable site for residential development. The purpose of this review is to
comment on the hydrological aspects discussed within the statement.

Pages 6 and 7 provide technical summaries of information regarding ecology, hydrology and flood risk, and
the drainage strategy. The Delivery Statement states the same conclusions as the Technical Note in that:

e There is no direct hydrological connectivity between the site and Askham Bog; the Bog is not fed,
supported or maintained by groundwater or surface water from the Moor Lane site.

e  The field drains within the site flow into the Holgate Beck which flows along the northern edge of
the Askham Bog and further downstream into York itself, with the flows controlled by a foul pumping
station at Moor Lane. This pumped system means that the atea around the Bog and close to Moor
Lane can be prone to localised flooding and risk of pollution.

As discussed in the Technical Note section, these statements are reasonable from the evidence presented
previously but it should be noted that Natural England believe that there is some limited hydrological
connectivity between the Askham Bog Drain and the Askham Bog and that the hydraulic relationship has
implications for higher or lower flows in the watercourse affecting water levels in the Bog. The hydrological
monitoring has not identified this relationship, except at potentially high flows when Askham Bog Drain weir
can overtop, but a longer period of monitoring during flood and drought conditions would establish the
relationship further.

The Delivery Statement presents the following principles of the proposed flood risk management and surface
water drainage strategy:

e  Maintenance of flow rates;

e Enhancement of runoff water quality;

e Flood alleviation;

e  Extreme event protection; and

e  Enhancement of biodiversity and recreation.

It is stated that these would be achieved through:
e  Attenuation basins in the north western and along the northern areas of the overall development site;
e Drainage channels running through the main development area feeding an attenuation feature within
the southern buffer;
e Outfalls into the Holgate Beck controlled by a new pumping station; and

e Upgrades to the existing pumping station.

As stated previously, with careful design and robust management processes there is no reason to think that the
principles presented could not be achieved by the SuDS and hydrological management features discussed.

Detail has been provided for how the boundary conditions between the proposed development site and
Askham Bog would be developed. These state that the Southern Buffer would incorporate surface water ponds
and associated flow management measures that will maintain current greenfield flow rates and improve the
quality of surface water draining from the site. It is proposed that the buffer would be separated into three
zones: Zone A — publically accessible open space; Zone B — barrier of open water, wetland habitats, earth
mounding and security fence to prevent public access to the Bog; and Zone C — no public access, minimum
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management area as the final buffer to Askham Bog,. It is stated that the SuDS features would be incorporated
throughout these zones to manage surface water. There is the potential to create effective surface drainage
features that maintain the current inputs to the system, attenuate storm events and provide enhancements in
biodiversity through wetland features, as stated, but the hydrology in terms of volume and quality treatment
would need to be carefully modelled, the design would need to understand how different wetland habitats
function and effective ongoing management would need to be put in place. The Delivery Statement indicates
that a detailed Management Plan would be developed and management secured through a Section 106
agreement which is crucial to ensuring effective water level and biodiversity management into the future.

Summary

This document has provided a review of both the Technical Note and Delivery Statement related to the
proposed development site at Moor Lane, York. It has paid particular attention to the hydrological investigation
and conclusions reached regarding the relationship between the proposed development and Askham Bog and
the proposed surface water drainage strategy of the development.
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TECHNICAL NOTE peterbrett
Job Name: Moor Lane, York

Job No: 29426

Note No: 29426/5503/TN02 (Revision A)

Date: August 2016

Prepared By:  Sarah Kirby

Subject: Representations to the City of York Local Plan Preferred Sites Consultation
(July 2016) on behalf of Barwood Strategic Land Il LLP: Water Management

1 Introduction

1.1 This technical note has been prepared in order to provide the Council with a clear
understanding of the comprehensive technical work undertaken to inform proposals for the
development of land at Moor Lane. York. This note provides a concise summary of this work
and further detail can be made available if required. The note should be read in conjunction
with those others appended to the representation, which collectively consider ecology,
landscape, heritage, hydrology and transport matters and demonstrate the suitability of the
site for development.

1.2 Peter Brett Associates LLP (PBA) has been appointed by Barwood Developments Limited to
prepare transport and hydrological evidence to support the City of York’s Local Plan
Representations for residential development at Land at Moor Lane, Woodthorpe in York to
deliver up to 1,250 residential dwellings. This Technical Note, as part of the representations,
responds to the recently published ‘City of York Local Plan Preferred Sites Consultation July
2016’ document which does not allocate the Moor Lane site for housing development. A copy
of the Preferred Sites Consultation Map is provided in Appendix A .

1.3 The main objective of this Local Plan Representations note is to provide a review of the
hydrological aspects of the site and demonstrate the benefits that a residential development at
Moor Lane could bring to York. It provides an update on flood risk, and a summary of
discussions and conclusions reached with Natural England.

2 Stakeholder Engagement

2.1 Extensive liaison has been undertaken with Natural England with regard to the hydrological
aspects of the development. The following reports were submitted early in 2016 and
subsequently reviewed by Natural England:

= Environmental Impacts: Water (29426-3002-TNO1 dated January 2016). This report
follows the same principles as an EIA and presents a summary of the baseline condition
and the potential impacts of the proposed development on various receptors. The control
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measures that are already part of the development strategy are outlined.
= Hydrogeological Review (29426/01 dated August 2014)

= Baseline Summary on Groundwater and Surface Water monitoring (29426-TN013 dated
October 2015), and

= Flood Risk Assessment (29426-4004 dated January 2016).

Stakeholder consultation is also ongoing with the Environment Agency (EA), Ainsty Internal
Drainage Board (IDB), Yorkshire Water and City of York Council. The key hydrological issues
that have been discussed with Natural England in relation to the development of the site are
outlined below.

Askham Bog — current regime

The Askham Bog exists because of a balance between hydrological and ecological factors
which create the particular conditions experienced at the site. The site has been actively
managed for many years to try to maintain the conditions, but both Yorkshire Wildlife Trust
and Natural England have acknowledged that irrespective of development proposals in the
area, the Bog is at risk from a number of factors.

The risks to the current regime in the Bog can be summarised as follows:

= jnundation of surface water from flooding events down stream or over topping of the
Askham Bog Drain. This could occur because of an increase in frequency of flooding
events or lack of maintenance of the existing surface water regime

= increase in rainfall (intensity and volume) as a result of climate change. Recent EA
guidance suggests an increase of between 20% and 40% in future years

= drought conditions becoming more prevalent in summer months, again as a result of
climate change

= encroachment of vegetation which would alter the groundwater regime, and
= continuation of unauthorised access from the north leading to human intrusion effects.

The threats posed to the bog from the continuing regime and natural changes (such as climate
change) can be managed and reduced as a result of careful design, management and
operation of the surrounding land and surface water regime. This is further discussed in the
context of development proposals below.

Flood Risk

There are numerous hydrological receptors within the vicinity of the site. The Askham Bog
SSSil is located to the south of the site and is managed by the Yorkshire Wildlife Trust. Along
the northern edge of the Bog is the Askham Bog Drain which is pumped into the Holgate Beck
system to the north east of Moor Lane. Pike Hills Drain flows around the southern edge of
Askham Bog fed by Askham Bog Drain and flowing back into it at the eastern end of the Bog.
There are also a number of other IDB watercourses within the development site.

The local catchment and IDB watercourse system is controlled by the pumping regime at the
Moor Lane pumping station at the north eastern corner of the site. Due to the restrictive
pumping rate, there is a potential for fluvial flooding along the southern boundary and within
parts of the eastern area of the main site. This flooding can directly impact on Askham Bog
with obvious negative impacts on the Bog as a result.
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The flood mitigation strategy for the proposed development has been agreed in principle with
the EA and outlined to Natural England in the reports stated above. Opportunities to provide
improvements to the current situation by providing additional storage at the pumping station or
storage of water from the Askham Bog Drain within the surface water attenuation features for
the new development have been agreed in principle and will be investigated further in
consultation with the IDB/Natural England. This would provide a reduction in the flood extents
or frequency of flooding particularly in lower order flood events, bringing about a direct
improvement in the regime for the Bog as a result. The development strategy is to implement
a sequential approach within the site to locate all residential or commercial development in
areas of Flood Zone 1, with public open space or recreational uses in the eastern part of the
site and a substantial buffer zone, with no built development, along the southern boundary.

The strategy for retaining, removing, diverting or otherwise modifying the existing IDB
watercourses and field drains within the site will be agreed with the IDB through the design
process and as part of the Flood Defence Consent process.

Hydrological Connectivity

PBA's baseline groundwater and surface water monitoring data collected between July 2014
and September 2015 supports the conclusions that the wetland system in the Askham Bog is
fed, supported and maintained predominantly by direct precipitation, and not from
groundwater and surface waters across the wider Moor Lane site. The degree of hydraulic
continuity between groundwater and surface water features is low and there is also normally
limited hydraulic connectivity between the Askham Bog Drain and the Askham Bog (unless
active water level management takes place via the sluices present in the Bogs, or the Askham
Bog Drain ‘over tops’ in extreme events). Therefore under ‘normal’ flow conditions there is no
continuity between groundwater and surface water flows at the site/Askham Bog Drain and the
Askham Bogs. During flood events i.e. 1 in 100 year event, water levels in the Askham Bog
Drain will overtop the weir levels and spill into the Bogs.

However, in subsequent meetings and written correspondence with Natural England, they
have stated that they believe that there is some limited hydrological connectivity between the
Askham Bog Drain and the Askham Bog and that the hydraulic relationship has implications
for higher or lower flows in the watercourse affecting water levels in the Bog.

Whether there is this limited hydraulic connectivity is a moot point. Irrespective, the
development proposals have the potential to provide opportunities to maintain water levels
within the Bog at low flows by influencing the flow regime within the Beck. The development
proposals will also improve the drainage regime in high order events by moderating and
controlling discharge rates into the Askham Bog Drain (and therefore the Bog when water
levels overtop) as required. Therefore, the development has the potential to offer positive
direct benefits for the Askham Bog and enhance hydrological conditions for the Bog in the
long term.

Surface Water Drainage Strategy

The surface water management strategy for the new development will comprise a SuDS
based scheme with attenuation basins and linear conveyance/attenuation features to reduce
the peak discharge into the receiving system with a pumped discharge into the Askham Bog
Drain.

It has been agreed with NE that the development provides an opportunity to put in place a
surface water strategy that can be designed to maintain the existing discharge points to the
Askham Bog drain. As noted above the surface water regime will be controlled by pumps
other discharge controls (orifice plates, or weirs) and as such the amount and timing of
discharge in to the Askham Bog drain can be varied to suit particular conditions such that they
operate if water levels in the Askham Bog Drain and Bog drop below a certain level, or
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conversely cut out if water rises to a certain level. There can also be an override to operate
the pumps whenever needed therefore achieving a balance in low, normal and high conditions
through active management. As the development proposals progress, the surface water
drainage strategy will be worked up in more detail with a consideration of phasing of the
development.

As noted above more recent guidance from the Environment Agency on climate change has
the potential to directly affect the Bog, through an increase in flooding events and rainfall
intensity, as well as an increase in drought conditions in times of low rainfall. Through the
design of the surface water infrastructure, and the active management indicated above, this
direct threat to the Bog regime can be restricted.

Natural England was concerned about the impact on water quality within the Bog as a result of
the development. The proposed surface water drainage strategy will include SuDS measures
such as swales and attenuation basins that will provide biodiversity benefits as well as water
quality benefits as well as source control features. As a result, it is anticipated that water
quality within the Askham Bog Drain will improve due to the implementation of these
measures. The existing water quality regime is influenced by the current land operations, and
as this is farming contains chemicals and pesticides associated with this use. This would not
be the case with residential development.

Summary

It is considered the development proposals can have positive direct benefits to the Askham
Bog in terms of regulating flood risk, water levels and improving water quality, which would
enhance the long term prospects for the Bog. The impacts of climate change can also be
managed through this approach.

It has been agreed with Natural England that there are technical/engineering solutions to
mitigate any potential hydrological issues associated with the development which will include a
detailed surface water drainage strategy.

Summary of benefits:

= reduction in flood risk to the Bog and land on the eastern part of the site through
additional flood storage

= active management of water levels in the watercourses and the Bog to improve
conditions overall and reduce risks

= provision of SUDS measures to manage water quality and improve conditions overall, and

= active management and design of surface water measures to accommodate predicted
climate change effects.

Without the development it is unlikely that these direct positive benefits would be able to be
implemented, and the risks to the regime of the Bog would still prevail.
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Appendix A Preferred Sites Consultation Map (June 2 016)
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Figure 5: Potential Allocations June 2016
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TECHNICAL NOTE peterbrett
Job Name: Moor Lane, York

Job No: 29426

Note No: 29426/5503/TN01 (Revision A)

Date: August 2016

Prepared By: Amrit Mudhar

Subject: Representations to the City of York Local Plan Preferred Sites Consultation
(July 2016) on behalf of Barwood Strategic Land Il LLP: Transport

Considerations of Moor Lane, York

1 Introduction

1.1 This technical note has been prepared in order to provide the Council with a clear
understanding of the comprehensive technical work undertaken to inform proposals for the
development of land at Moor Lane. York. This note provides a concise summary of this work
and further detail can be made available if required. The note should be read in conjunction
with those others appended to the representation, which collectively consider ecology,
landscape, heritage, hydrology and transport matters and demonstrate the suitability of the
site for development.

1.2 Peter Brett Associates LLP (PBA) has been appointed by Barwood Developments Limited to
prepare transport and hydrological evidence to support the City of York’s Local Plan
Representations for residential development at Land at Moor Lane, Woodthorpe in York to
deliver up to 1,250 residential dwellings. This Technical Note, as part of the representations,
responds to the recently published ‘City of York Local Plan Preferred Sites Consultation July
2016’ document which does not allocate the Moor Lane site for housing development. A copy
of the Preferred Sites Consultation Map is provided in Appendix A.

1.3 The main objective of this Local Plan Representations note is to demonstrate the transport
benefits that a residential development at Moor Lane could bring to York. It provides a review
of existing site accessibility by walking, cycling, public transport and vehicles, to and from the
site to local destinations and amenities such as education, employment, leisure and retail, and
also considers the benefits of delivering a mixed use site.

2 Proposed Development at Moor Lane

2.1 The proposed location of the site spatially provides a logical extension to the existing
residential areas in south-east York and also benefits from existing transport infrastructure
which increases the deliverability of the site and allows the site to be developed without the
need to put additional infrastructure in place before building can commence.
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Further details of the accessibility and opportunities to travel by sustainable transport to and
from the site are provided in the following sub-sections with supporting plans provided in
Appendix B.

Amenities (On-site and in the Vicinity)

As the site is intended to be a mixed use development with the provision of an on-site primary
school, local convenience stores and possibly a doctors surgery and some employment uses,
the need to travel off-site would be minimised as far as possible. There are also a number of
facilities and amenities within reasonable walking and cycling distances which would further
limit the need to travel by private car including, Woodthorpe Primary School which is 500m
from Moor Lane via Grassholme and York College located 600m from the end of Moor Lane.
York High School is also located 2.2km via Chaloners Road and Gale Lane. There are also
other amenities such as places of worship, health care, retail and leisure also located in
proximity to the site. The amenities plan in Appendix B provides further details of the location
of these amenities/ facilities in proximity to the site; the plan also identifies a 1km (crow-fly)
cordon from the site boundary.

York city centre is the main employment destination in the city and is located approximately
3.5 km from the east of Moor Lane. The city centre is easily accessible by bus from Moor Lane
via the number 12 bus service which has a travel time of between 19 and 25 minutes from
Moor Lane (bus stop adjacent to Moorcroft Road) and York city centre (Micklegate)®.

Whilst it is noted that the Tesco supermarket is located close to the site and would generate
some car trips, the provision of a local convenience store on site would limit the number of car
trips to those required for the weekly shop and would also only affect the road network in the
immediate vicinity of the site thereby not generating additional trips towards the city centre.
The supermarket is located approximately 2.2km from the western edge of the proposed site
with the most easterly point only 350m away (via Moor Lane); this proximity of the site to the
supermarket would also offer residents the choice to walk, cycle or use public transport to
travel by active modes to the supermarket. There would also be more attractive routes
encouraging travel by active modes, where required, throughout the internal street network,
providing access to amenities on-site and within the vicinity of the site. The provision of a
foot/cycle bridge over the railway would make the Park and Ride and supermarket directly
accessible.

A Travel Plan will be produced which would aim to inform residents of the choices available to
them to travel more sustainably and also offer incentives to encourage a change in travel
behaviour away from private car. This in turn would also contribute towards the health and
well-being of future residents of York. Further engagement with residents and employees
would be undertaken through personalised travel planning which would allow routes and
modes of travel to be tailored to individual needs; this differs to the site wide Travel Plan which
provides more generic travel information from the site. This will be supported by financial
incentives and promotions (towards bus passes or cycle purchase) to initiate sustainable
travel behaviour for future residents of Moor Lane.

Given the proximity to adjacent residential area of Woodthorpe, there is the opportunity to
extend Travel Planning measures to existing residents thereby bringing additional benefits to
the local community.

2 Source: traveline website (http://www.traveline.info/), bus route 12 detailed timetable accessed on
15/08/2016
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Walking and Cycling

Moor Lane has a number of existing pedestrian and cycling facilities including crossings and
sections of advisory cycle lane. Street lighting is present along Moor Lane with road nhame
signs provided on the lighting columns at the location of any side roads.

Advisory cycle lanes are present on the section of Moor Lane between the mini-roundabout
with Chaloners Road and the A1036 and also extend along the A1036 to the north, providing
connectivity to York city centre. A local traffic free cycle route is provided at the Moor Lane
junction with the A1036 which to the south provides connectivity with NCN Route 665 (NCN
Route 665 connects Leeds to York via Wetherby and Tadcaster and provides a traffic free
cycle route alongside the A64). Both the local cycle route and NCN Route 665 also provide
connectivity to NCN Route 65 (which forms part of the Trans Pennine Trail (east)).

There is also a signed and lit shared foot/ cycleway along Lomond Ginnel located opposite the
track leading to Bog Lane, west of Eden Close. Lomond Ginnel is also identified as a local
traffic free cycle route which provides connectivity to York city centre (a section of the route is
on-road) and is located next to a bus stop (with a layby and shelter).

There is an on-road local traffic free route on part of Moor Lane to the west which connects to
Askham Lane via a section of the cycle route which is on-road on Askham Bryan Lane.

There is a signed shared foot/ cycleway on the eastern/ northern-side of Moor Lane from
south of the roundabout with the A1237 to the western edge of the Woodthorpe residential
area after which (to the east) it is a footpath, generally with verge. There is no footpath along
the western/ southern-side of Moor Lane between the A1237 and Moorcroft Road except for a
section of footpath on the track leading to Bog Lane, to the west of Alness Drive
accommodating a bus stop (which is not currently in use). It should be noted that while there is
no formal footpath, pedestrians were observed walking along the verges which are wide in
some areas. A new footway along this edge, or along a comparable route, could be delivered
by the development.

A signalised staggered Toucan crossing is provided on Moor Lane on the approach to the
A1036 roundabout (with guard railing and tactile paving) with signalised or dropped kerb
crossings also provided on the other arms of the roundabout. There are also a number of
dropped kerb crossings provided along Moor Lane and the side roads in addition to the
dropped kerb crossing with tactile paving just north-west of the site providing continuation of
the cycle route to Askham Bryan; a staggered gate west of the carriageway is also provided.

As discussed in the amenities section, there are a number of local facilities which are
accessible by active modes from the site including education, retail and leisure, health care
and places of worship. This demonstrates that the site is well connected and provides the
choice to travel more sustainably. The walking and cycling accessibility plans provided in
Appendix B also demonstrate walk and cycle times from the site to the surrounding areas.

The availability of safe, suitable walking and cycling routes encourages sustainable travel
behaviours to be adopted which contribute to a more active lifestyle and associated health
benefits. Having links to existing residential areas and community facilities also encourages
social integration. The design of the development will also facilitate walking and cycling
throughout the site.

Public Transport

The number 12 bus route (First Pink Line) currently serves Moor Lane and provides
connectivity to Foxwood, York city centre and Monks Cross. There are two buses an hour
during the day and one bus an hour in the evening, the evening service is provided by the
number 14. There are a number of bus stops provided on Moor Lane with eastbound stops
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towards York generally comprising a bus shelter as well as flag and schedule. All bus stops
are online apart from one which provides a layby eastbound, adjacent to Lomond Ginnel.

There are also a number of bus routes operating within the vicinity of the site providing access
to York city centre and to other locations in York such as Leeds and the East Coast
(Coastliner numbers 840, 843 and 845), Haxby (West Nooks) and Copmanthorpe (C/TY
Brown Line) and Acomb (First number 4)°. A bus route map for York and timetable information
for First Pink Line is provided in Appendix C.

Therefore, the site is extremely well served by public transport and, there is potential to
enhance these as the development is built-out. Further details of accessibility from the site is
illustrated on the public transport accessibility plan provided in Appendix B.

Pedestrian Bridge to Park and Ride from the Site

The site is well located for access to the Askham Bar Park and Ride which provides 1,100 car
parking spaces and 10 spaces for larger vehicles such as coaches and camper vans. There is
a 10 minute frequency bus service (White Line Service 3) which operates to York city centre
throughout the day, and also stops at York Rail Station. The service operates seven days per
week, until 8.30pm Mondays to Saturdays and 6.30pm on Sundays and provides an attractive
alternative to the private car, avoiding the cost and difficulty of parking in the city centre. The
daily return fare is £2.80 or £11.20 for an unlimited travel weekly ticket.*

An initial estimate of public transport revenue has been completed. The development would
potentially consist of 1,250 dwellings which, with an assumed average occupancy of 2.0,
means there would be a resident population of 2,500. Assuming that the existing bus mode
share for the local area (11.1 per cent for York middle super output area 022) is maintained for
the new development and that trip making is consistent with the national average (972 per
person per year according to the National Travel Survey), this would mean additional annual
bus trip making of circa 270,000. This is considered conservative, and for a new development
planned properly, up to 15 per cent of the population could be expected to use the bus. This
could mean an additional annual bus trips of circa 365,,000.

Data from the National Travel Survey suggests that 35 per cent of bus trips are made in the
peak period; these will largely consist of commuters making regular trips and as such would
be likely to pay the £11.20 weekly ticket price. The remainder would largely be less regular
travellers who would be likely to pay the daily return fare of £2.80. Taking account of a
proportion of trips being made by children who travel free on this service (when accompanied)
and another proportion being made by concession card holders, for whom the bus company
receives discounted compensation, annual income could be between £210,000 and £280,000
once the site is fully occupied depending on bus take up. This additional revenue could be
used to sustain existing services, and to further enhance public transport connectivity for the
site.

A pedestrian bridge over the railway on the eastern boundary of the site would ideally be
located towards the south-east corner of the site, thereby providing a viable route to the Park
and Ride from the east. Pedestrian access to the Park and Ride is currently via the A1036.
There is a bus only route to the rear of Tesco however this route fis a single track route with
no footways and is not safe for pedestrians, cyclists or private cars. There may be the
potential, subject to land ownership to increase the width of this route and also provide a
footpath so that it could be used by pedestrians to better access the supermarket.

The location of the Park and Ride also provides a more cost effective alternative to driving into
the city centre as the charges are significantly less than car parking charges in the city centre.

% Source: i Travel York website (http://www.itravelyork.info/uploads/York Bus Route Map.pdf)
4 Source: i Travel York website (http://www.itravelyork.info/park-and-ride/)
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Vehicular Access and Local Highway Capacity

Moor Lane is generally a 30 mph single lane two-way carriageway; the speed limit increases
to 40 mph between the western edge of the Woodthorpe residential area and the roundabout
with the A1237/ Askham Lane/ Askham Byran Lane. Therefore, the development can be
accessed from the existing highway infrastructure for both residents and servicing purposes.

The location of the site provides good access to the outer ring road and the strategic road
network via Moor Lane to both the east and west. Both the A1036 and A1237 provide
connectivity to the A64 which provides connectivity to Tadcaster and Leeds to the south-west,
and Malton and Scarborough to the north-east. This provides vehicular access for local and
strategic trips.

Apart from the relocation of the access to Askham Park and Ride (off the A64), there is limited
information on future improvements to the local highway in York; however the Local Transport
Plan does recognise the need for improved walking, cycling and public transport access within
York to increase capacity and reduce congestion, especially during the peak hours. Therefore,
the focus is on providing sustainable means of transport which aligns with the approach for
Moor Lane.

The City of York Council draft ‘Local Plan Transport Infrastructure Investments Requirements
Study’ (September 2014) provides an assessment of the local and strategic transport
investment on the highway network within and in proximity to York in 2031 and identifies
potential mitigation measures to accommodate planned growth for York. It also provides a
review of existing network congestion (based on 2012 Traffic Master data) which identified the
outer ring road in the vicinity of Moor Lane generally operated well in comparison to the rest of
the outer ring road, radial routes into York and the inner ring road which experienced speeds
of less than 10mph in the peak periods. There were however some congestion issues on Moor
Lane between its junction with the A1036 and Chaloners Road with speeds of 10mph
recorded; some sections of Moor Lane observed average speeds below 20mph however this
is not considered unusual given that Moor Lane serves a number of side roads with the
Woodthorpe residential area.

Link capacity in 2031 for was found to be over 85 per cent on the outer ring road to the south
of Moor Lane with some sections to the north and south of the Moor Lane/ A1036 roundabout
over 100 per cent capacity. Mitigation scheme options to alleviate congestion on the outer ring
road included at-grade junction improvements at selected junctions along the outer ring road
and sections of dualling along the A1237; it was not found to be beneficial to dual the entire
length of the A1237.

Notwithstanding this, the study does make reference to some limitations of the modelling
approach which does not for example take into consideration driver behaviour to congestion
and the likelihood of re-routeing to avoid congested links. Therefore it is likely that
improvements to the outer ring road would attract trips from within the city centre and unlock
some capacity on the road network.

A package of highway improvements to the outer ring road and sustainable transport
improvements, notably providing access to York city centre, would allow the proposed Moor
Lane development to be delivered in a phased approach.

Given the existing conditions on the network, it is envisaged that some development on Moor
Lane could be brought forward without significant infrastructure improvements, meaning early
delivery of housing.

Further assessment would be required especially of the Moor Lane roundabout junctions with
Chaloners Road and the A1036 to establish the full impact of the proposed development and
how much development could be delivered without requiring significant infrastructure
improvements, should they be required,
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7.11  Highway mitigation measures, where required, will be explored at the appropriate stage. This
is consistent with the other sites that have been allocated in the Local Plan.

8 Summary

8.1 Following the review of site accessibility and the benefits which can be delivered as part of the
Moor Lane site, the transport related benefits and opportunities for the Moor Lane site can be
summarised as follows:

the site is located close to existing retail, leisure, employment and education uses
the site will also bring forward its own local centre retail, and employment links

the site is adjacent to an existing Park and Ride, and a direct link over the railway to the
Park and Ride and supermarket will be provided

there are existing bus services that run along Moor Lane meaning that access to public
transport is excellent; the public transport services will be enhanced as part of bringing
the site forward

the site is adjacent an existing network of footpaths and cycle routes; the development
will bring forward additional footpaths and cycleways

all of the above mean that the site maximises opportunities to travel by alternate modes,
making this a very sustainable location, complying with national policy and local policy
extremely well,

the opportunities to connect to public transport and in particular the Park and Ride mean
that additional revenue of up to £280,000 could be generated by this site. This is a
significant sum to contribute to ongoing viability of public transport and the Park and Ride,
and

the proposed development could be delivered in a phased manner with an early phase of
development to come forward without any need to upgrade highway infrastructure;.
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Appendix A  Preferred Sites Consultation Map (June 2016)
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Appendix B Moor Lane Accessibility Plans
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Appendix C Bus Routes Map and Timetable Information for First Pink Line
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1.1

1.2

2.1

2.2

2.3

Introduction

This technical note has been prepared in order to provide the Council with a clear
understanding of the comprehensive technical work undertaken to inform proposals for
the development of land at Moor Lane, York. It also outlines the holistic strategy which
is proposed to not only protect the bog but deliver significant direct and indirect
opportunities to Askham Bog SSSI; some of which will help counter the risks the bog faces
in the absence of development (as documented in PBA’s Technical Note on Water
Management).

This note provides a concise summary of this work and further detail can be made
available if required. The note should be read in conjunction with those others appended
to the representation, which collectively consider ecology, landscape, heritage, hydrology
and transport matters and demonstrate the suitability of the site for development.

The Site’s Ecological Context

Evidence Base

The ecological value of the site has been assessed through a comprehensive range of desk
based studies and field surveys over the past 3 years, undertaken in consultation with key
stakeholders including Natural England, the City Council and the Yorkshire Wildlife Trust.

The desk study (completed during May 2013) comprised the collation of records of
protected species and statutory and non-statutory designations within the site’s potential
zone of influence. An Extended Phase 1 survey of the site’s habitats, and potential
protected species interests, was completed in February 2014. The following detailed
habitat and protected species surveys were subsequently undertaken throughout the
course of 2014:

. Hedgerow survey with reference to the Hedgerows Regulations 1997;
o BS:5837 standard tree survey;

. Breeding bird survey;

o Bat activity surveys and bat roosting assessment of buildings and trees;
. Badger survey;

. Great crested newt survey;

. Reptile survey; and

o Specialist aquatic invertebrate survey.

All surveys have been undertaken by appropriately qualified ecologists using relevant best
practice methodologies wherever possible.
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In addition to the survey work outlined above, the ecological context of the site has been
informed by key hydrological studies, specifically of the relationship between the site and
Askham Bog Site of Special Scientific Interest (SSSI), which is located adjacent to the site's
southern boundary. An eco-hydrological assessment was undertaken by the Wildfowl and
Wetlands Trust (WWT) in 2013. Peter Brett Associates (PBA) has since collected an
extensive suite of water level and water quality data from both the site and the SSSI over
a period of 15 months (July 2014 to September 2015) which, together with other
technical work (hydraulic modelling, drainage designs), has provided a detailed evidence
base and clear understanding of the hydrology of the area. The findings are summarised
within PBA's Water Management Technical Note submitted in parallel to this document.

The surveys for great crested newts and aquatic invertebrates also sampled the water
bodies present with both the site and the SSSI, to establish what the relationship is
between the populations of these species within the SSSI and those within the site.

The detail of the evidence base that has been collated is well in excess of that typically
required to inform the strategic allocation of a development site. It is more akin to the
level of detail typically required at a planning application stage and provides certainty with
regard to: a) the absence of any in principle constraints; and b) the scope to accommodate
lower level constraints through the later planning and design processes in the event of
allocation.

Summary of Findings

There are no statutory designations within the proposed development site itself, however
Askham Bog SSSI lies immediately to the south of the site, abutting much of the southern
boundary. Askham Bog SSSI is designated for its bog/fen and comprising a mosaic of fen,
woodland and meadow.

Askham Bog is an artificially maintained and modified fragment of its original state which
reflects centuries of human use of the bog; including its current management and
promoted accessibility. The site is entirely distinct from the SSSI in ecological terms, it
comprising an intensively managed and ecologically impoverished landscape and
separated from the SSSI by the Holgate Beck. As documented in PBA’s Water
Management Technical Note, the ability of the SSSI to maintain its ecological interest faces
a number of significant risks even in the absence of development.

There are no non-statutory designations within the site, however two Local Nature
Reserves (LNRs) are located within 2km. Acomb Wood and Meadow LNR is located
c.450m to the north of the site and potentially at risk of indirect impacts resulting from
increased recreational pressure. Such impacts would be minor, however, and could be
reduced to insignificant levels by the proposed provision of a range of recreational
opportunities (formal and informal) within the development. Hob Moor LNR is located
over Tkm to the north and is considered to be outside of the zone of influence of the site
and very unlikely to be affected by the proposals.
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The large majority of the site is intensively cultivated arable land of negligible intrinsic
value. The more valuable habitats are located on the field boundaries, namely mature
trees, ditches and species-rich hedgerows, along with several ponds and numerous
ditches. The distribution of habitats within the site is illustrated on Plan EDP 1.

Given the scale of this greenfield site, the site supports relatively few protected species
constraints. Surveys have confirmed the presence of a great crested newt breeding pond
off-site (within Askham Bog) and a very limited presence of this species within a pond on
site. Low-moderate populations of breeding birds and foraging/commuting bats (with
potential roosting in trees) were also recorded within the site.

Water voles are known to occur within Askham Bog but the ditches on site are currently
sub-optimal owing to their agricultural management and no evidence of this species was
recorded. Other potential species constraints which have been scoped out following the
detailed survey work are otter, badger, reptiles and aquatic invertebrates.

The assessment of aquatic invertebrates included the waterbodies present both within the
site and Askham Bog SSSI. No scarce/notable species of invertebrates were found on the
site. A small number of scarce/notable species were recorded in the SSSI, however there
is no indication that any of these species have significant populations which extend
beyond the habitats of the SSSI into and across the aquatic habitats within the site.

The Case for Allocation of the Moor Lane Site in Ecology Terms

There are no '‘in principal’ ecological constraints which would preclude the site from
coming forward for development. It has been established that the site is not subject to
any form of statutory or non-statutory designation, and the habitats and species present
are of limited ecological importance. There are significant opportunities to deliver net
gains for biodiversity in accordance with national planning policy; which include the ability
of the development to deliver a holistic strategy capable of delivering direct and indirect
benefits to a nationally important Site of Special Scientific Interest (SSSI). These benefits
potentially include being able to ameliorate some of the risks which the SSSI faces even
in the absence of development.

Key Drivers of a Development Proposal for the Moor Lane Site

With the benefits of EDP’s ecological inputs throughout the design process, Barwood's
design team have evolved a masterplan, described and illustrated in the ‘Development
Strategy’ document September 2016. The masterplan is based on a number of
fundamental design principles which reflect not only the findings of EDP’s appraisals, but
address matters raised by consultees to date. The principles, discussed below are as
follows:

e Delivering a holistic strategy with respect to Askham Bog SSSI, which includes avoiding
impacts on the SSSI, the delivery of significant and complimentary areas of habitat
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within the masterplan and the ability of the development to assist in directly
benefitting the bog in terms of its hydrological, vegetation and access management;
including ameliorating some of the current but significant risks the SSSI faces even in
the absence of development;

e Ensuring no net loss of habitats of ecological value; in particularly the replacement of
ecologically poor arable habitat with purposely designed and delivered new habitats;
habitats which will be complimentary to those of the adjacent SSSI;

e Maintaining existing populations of protected or notable species; and

e Delivering net gains for biodiversity; including provision of habitat for protected or
notable species not currently present or widespread within the site.

Delivering a Holistic Strategy for Askham Bog SSS/

The development provides an opportunity to deliver a comprehensive and holistic strategy
which will benefit Askham Bog SSSI directly and indirectly. The holistic strategy involves:

i.  Avoiding the impacts of development;

ii. The delivery of significant areas of habitat, complimentary and beneficial to the SSSI,
within the development; and

ii. The potential to deliver direct benefits to the SSSI; which include the ability to
ameliorate some of the existing risks to the SSSI's interests.

The holistic strategy is detailed further below:

Avoiding Impacts

The likelihood of direct adverse effects on the SSSI resulting from development is minimal
and could be readily avoided through standard protective measures during construction.
The main focus of EDP’s assessment with regard to Askham Bog SSSI has therefore been
on potential indirect adverse effects of the proposed development, namely:

e Hydrological effects — potentially harmful changes to the local hydrological regime
which are detrimental to the SSSI's wetland habitats; and

e Recreational effects — increased public access to the SSSI potentially causing damage
to sensitive habitats and species.

Hydrological Effects

The comprehensive suite of hydrological investigations undertaken by WWT Consulting
and PBA confirm that there are minimal hydrological linkages between the site and the
hydrological functioning of the SSSI. Askham Bog is not principally fed, supported or
maintained by groundwater or surface water from the site. The field drains within the site
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flow into the Holgate Beck which flows along the northern edge of the Askham Bog and
further downstream into York itself, with the flows controlled by a surface water pumping
station at Moor Lane. This pumped system means that the area around the Bog and close
to Moor Lane is prone to localised flooding with an associated risk of pollution.

The technical work completed to date confirms that the current baseline conditions
themselves present a risk to the long-term health of the SSSI. Rather than threatening to
exacerbate these existing risks, the development proposals provide an opportunity to
improve the current situation. Accordingly, the Moor Lane masterplan illustrated in the
Delivery Document, and expanded upon in PBA's Water Management Technical Note,
incorporates a drainage strategy which has been designed to:

e Ensure that the flow rates in the existing watercourses and current greenfield rates
of surface water runoff from the site are maintained through the use of attenuation
features and control on the discharge. Essentially, the drainage of the development
will be capable of controlling how much water flow there will be in watercourses at
all times and this can be tailored to the requirements of the SSSI. This level of control
does not currently exist and therefore will be one of the benefits that the proposals
will deliver; particularly significant given that the control and management of water
within the bog is one of the key drivers for maintaining its interest; and

e Enhance runoff water quality (at present the arable farming practices risk pollution
by pesticides and nitrates) into the surrounding watercourses through the use of
SuDS and other water treatment measures.

Based on the hydrological studies and resulting drainage strategy, Natural England has
confirmed in a letter to PBA dated April 2016 that:

“There are technicallengineering solutions available to mitigate potential hydrological
impacts resulting from a development in this location. Such measures are likely to include
a detailed surface water drainage strateqy which is enforceable and sustainable in
perpetuity. We may well request that such provisions are put in place prior to
commencement of the construction of the main development.”

Recreational Effects

New housing expected to come forward around the City of York over the next local plan
period will inevitably result in additional visitors to Askham Bog SSSI and this is not
something unique to the Moor Lane site. Consultation with Natural England and the
Yorkshire Wildlife Trust confirmed that public access to the SSSI via the existing car park
to the south can be suitably controlled and managed though the existing footpaths and
boardwalks and the sensitive habitats within the wider Bog are not at high risk.

It is understood that it is not the intention of Natural England or the Yorkshire Wildlife
Trust to prohibit access to the bog. On the contrary, access to the bog is actively
encouraged. The principal of access to the Askham Bog for the enjoyment by, and
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education of, the public is well established and is not in question. However, uncontrolled
direct access across the northern boundary of the Bog from the proposed development
site was identified by Natural England as potentially detrimental to the SSSI's designated
interest features.

Existing evidence of unauthorised access into the Bog from the northern boundary
includes dens, evidence of camp fires and littering within the northern part of the site. It
is clear that there is currently no meaningful barrier to people entering the Bog from the
farmland currently within the Moor Lane site, and the distance from the existing
settlement edge prevents any natural surveillance of this edge of the Bog by local residents
which might deter antisocial behaviour.

Accordingly, the emerging masterplan has incorporated a range of design measures to
discourage and prevent unauthorised access across the northern boundary of the Bog. As
set out within the Delivery Document, a substantial development buffer is incorporated
into the masterplan which separates development from Askham Bog SSSI by at least
175m. Considerable thought and attention has been given to the design of this buffer
zone, so that it can provide a range of benefits whilst also forming an impermeable barrier
preventing access into the SSSI. The buffer will contain a zone of permanent water within
the wider attenuation basins, which act as a natural barrier to movement. The permanent
water zone will be bounded to the south by a bund planted with dense thorny scrub and
containing a security fence which together provide further deterrents to access further
south.

The area to the south of this barrier will only be accessible to authorised personnel for
management and maintenance of the new and existing habitats. This zone will therefore
form a true buffer to the SSSI with minimal access and managed exclusively for ecological
purposes in contrast to the intensive agricultural management currently in operation.
Thus, in providing these measures to avoid potentially damaging recreational effects, the
proposed development will in fact provide significant enhancement to Askham Bog SSSI
compared to the existing situation whereby access to the SSSI from the site is unregulated.

In addition to the deterrents described above, the northern portion of the southern buffer
will be accessible to the public and provide an attractive alternative to visiting Askham
Bog. The detailed design of this public open space will also provide opportunities to
incorporate educational materials which designed to promote a greater understanding
and appreciation of Askham Bog among the wider public.

Delivery of Significant Areas of New Habitat

As detailed above and illustrated in the masterplan, the development will deliver a
significant area of new, purposely designed habitat within the currently arable land
immediately adjacent to the SSSI. It is not the intention of this habitat creation to recreate
the habitats of the SSSI but to provide new habitat which is complimentary to the bog.
The habitat creation will include significant areas of new aquatic habitat and associate
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dryland habitats of grassland and scrub; which will be purposely managed to create,
maintain and enhance its ecological interest in the long-term.

Opportunities to Deliver Direct Benefits to the SSSI

As part of the holistic strategy, there is potential for the development, in collaboration
with the Yorkshire Wildlife Trust and Natural England, to deliver direct benefits to the
SSSI; particularly with respect to the hydrological/vegetation management and ongoing
recreational management of the SSSI. These are in addition to the direct hydrological
benefits to the SSSI which the development will deliver as part of its drainage strategy as
documented in PBA's Water Management Technical Note. These direct benefits will also
help to ameliorate the existing risks the SSSI faces even in the absence of development.

Ensuring no net loss of Habitats of Ecological Value

The illustrative masterplan demonstrates that it is possible to accommodate a large
proportion of the existing important habitats such as hedgerows and mature trees within
the development, and that any habitat losses could be offset by new habitat creation
within the generous green open spaces provided. Furthermore, the extent of green open
spaces in the masterplan, in particular within the southern development buffer (ecological
park) would provide the opportunity to deliver a substantial net increase in ecologically
valuable habitats that goes far beyond what is currently on the site.

The primary purpose of the southern buffer is to protect Askham Bog SSSI from potential
adverse effects of development and to deliver new, complimentary habitat immediately
adjacent to the SSSI. However, the creation of this wide buffer directly adjacent to the
SSSI, much of which will be inaccessible to the public, provides a rare opportunity to
contribute positively to the long-term resilience of the Bog and its associated wildlife
species, through the creation of a mosaic of complimentary habitats. Habitats within the
SSSIwhich will be mirrored within the southern buffer include:

e  Birch, alder and willow scrub/woodland;
e  Flower-rich tussocky grassland/hay meadow; and

e Ponds and wet ditches, with associated permanent water, marginal vegetation and
areas of seasonal inundation.

As discussed further below, this significant improvement in on-site habitats will benefit a
range of wildlife species occurring both within the site and in the adjacent SSSI. It will also
provide opportunities for a new assemblage of species within the site; including rare or
notable species which are not currently widespread or present within the site.
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Maintaining Existing Populations of Protected or Notable Species

The protected species that have been recorded within the site are capable of being readily
accommodated through the emerging development design. Given the conversion from
predominantly intensively farmed arable land to significant areas of purposely-designed
greenspace, including a significant new habitat mosaic along the southern boundary, it
will be possible to not only avoid or minimise impacts and but also deliver significantly
enhanced opportunities for these populations.

New habitat provision with the proposed southern buffer (ecological park) beside Askham
Bog SSSI could also particularly benefit the following species present within the SSSI:

e Water voles;

e  Great crested newts;

e  Birds including kingfisher, willow and marsh tit, grasshopper and reed warblers; and
e Invertebrates including dragonflies, butterflies and moths.

Delivering net gains for Biodiversity

In seeking to protect existing important ecological features and respond to a range of
other environmental constraints, the resulting masterplan provides a generous
overprovision of open space. Some of these spaces require access to be specifically
restricted, enabling the design and future management of these areas to focus entirely
on ecological objectives. Therefore, as summarised above, there are numerous
opportunities to incorporate ecological enhancement into these open spaces at the
detailed design stage.

Similarly, in providing the new drainage infrastructure required to manage the surface
water run-off from the development, existing problems of agricultural pollution and
localised flooding which pose a risk to the sensitive habitats of the Askham Bog SSSI can
be addressed. This in itself is a biodiversity benefit.

It is clear that, if implemented in line with the principals set out in the Delivery Document,
a development at the Moor Lane would provide net gains for biodiversity that are far
reaching and go well beyond that required to simply meet planning policy and legislative
requirements. These net gains represent a significant benefit weighing in favour of the
allocation and future development of the site.

Conclusions and Recommendations

In ecological terms, the Moor Lane site is an entirely appropriate location for a sustainable
urban extension to the City. The existing ecological features on site do not materially

8
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constrain its development potential and the site’s proximity to Askham Bog SSSI provides
the opportunity to deliver a holistic strategy for the SSSI; a strategy capable of
ameliorating some of the existing risks which the SSSI faces even in the absence of
development.

The Moor Lane proposals have emerged over a two year period and reflect extensive
ecological inputs delivered by Barwood’s ecology consultants EDP, working in
collaboration with Barwood’s highly qualified and experienced consultant team including
eco-hydrologists, drainage engineers, landscape architects and masterplanners.

The sensitivities of Askham Bog SSSI were central to the design of the masterplan from
an early stage. EDP has helped to produced a masterplan which not only provides an
appropriate offset distance between development and the Bog, but makes use of this
development buffer to provide sustainable drainage features to ensure surface water
draining from the site into the water course nearest to the SSSI is of higher quality than
is currently the case. These drainage features, together with landform, planting and
fencing, also serve to protect the SSSI from unauthorised access along the shared
boundary. By retaining all of the land within this generous green buffer within the
masterplan, full control over its design and long-term management is also retained which
provides greater certainty that the considerable ecological benefits offered by this design
concept can be realised.

The Moor Lane site is therefore commended to the Inspector as an appropriate location
for development of the scale and form illustrated in the Barwood Delivery Document.

Dr Rob Rowlands PhD, Bsc (Hons), MCIEEM, CEnv

EDP

August 2016
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Plan EDP 1 Phase 1 Habitat Features Plan
(EDP2165/04b 18 August 2016 JTF/KG/TB)
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Introduction

This technical note has been prepared in order to provide the Council with a clear
understanding of the comprehensive technical work undertaken to inform proposals for
the development of land at Moor Lane, York. This note provides a concise summary of
this work, and further detail can be made available if required. The note should be read
in conjunction with those others appended to the representation, which collectively
consider ecology, landscape, heritage, hydrology and transport matters and
demonstrate the suitability of the site for development.

This technical note has been prepared by The Environmental Dimension Partnership Ltd
(EDP), acting on behalf of Barwood Strategic Land Il LLP.

It draws together and summarises the results of an extensive programme of
investigation and assessment in respect of the site’s archaeological interest and/or
potential, as well as detailed consideration and evaluation of the potential for indirect
effects to occur, through changes to the setting of designated heritage assets located in
its wider zone of influence.

In doing so, it presents information taken from the following documents, which were
either prepared by EDP or commissioned by EDP:

1. EDP (February 2014) Moor Lane, York: Historic Environment and Landscape
Assessment Unpublished Report Ref EDP2165_04c;

2. EDP (June 2014) Moor Lane, York: Archaeological Evaluation Strateqy
Unpublished Report Ref EDP 2165_053;

3. Archaeological Services WYAS (October 2014) Moor Lane, York: Geophysical
Survey Unpublished Report;

4.  Wardell Armstrong (November 2014) Archaeological Deposit Modelling at Moor
Lane, York Unpublished Report; and

5. Headland Archaeology (February 2015) Moor Lane, York, North Yorkshire:
Archaeological Evaluation Unpublished Report.

In each case these documents have been provided to the Council during the course of
the site’'s promotion for residential development through the emerging
City of York Local Plan, being used to demonstrate and underline its suitability and
capacity for development, due to the absence of significant archaeological or heritage
related constraints.

This situation will be clearly highlighted in the following sections, which set out the
position in respect of both designated and non-designated heritage assets.
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Designated Heritage Assets

The Moor Lane site is not located within the boundary of a designated heritage asset; as
defined in Annex 2 of the National Planning Policy Framework (NPPF); and neither does
it include any such assets within its redline boundary. On that basis, it is concluded that
the site’s allocation for development would not have a direct, physical effect upon a
designated heritage asset, and neither would its deliverability or capacity for
development be constrained because of a requirement to either retain or preserve them
in situ.

Careful consideration has been given to the potential for the site’s proposed residential
development to impact upon, or be constrained by, any designated heritage assets
situated within its wider zone of influence, because of the protection afforded to their
setting.

In that regard, it has been established that the nearest scheduled monument to the site
is located 3.0 kilometres to the north, whilst the nearest registered park and garden to
the site is situated 2.5 kilometres to the north east. The nearest Historic England
registered battlefield is located approximately 6.0 kilometres to the north west.

It has been determined that none of these heritage assets is capable of being affected
by the residential development proposed at the Moor Lane site.

The following designated heritage assets were assessed in the Historic Environment
Assessment (EDP2165_04c¢), to determine whether and to what extent to which their
setting extends to include land within the site, whether it contributes to their heritage
significance and whether as a consequence they would be affected by its development:
. Aldersyde and attached conservatory Grade Il listed building;

- Ref. 1245577

. Four Grade Il listed milestones;

Ref. 1166679

Ref. 1132478

Ref. 1132497

Ref. 1256467

. Bishopthorpe Conservation Area;

. Copmanthorpe Conservation Area;
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. Askham Bryan Conservation Area; and
. York Central Historic Core Conservation Area

The locations/extents of these heritage assets are illustrated on Plan EDP 1. The exercise
showed that none of the designated heritage assets located within the site’s wider zone
of influence would be adversely affected by its proposed development; in large part
because the only one which includes land within the site’s boundary as part of its
setting, is the York Central Historic Core Conservation Area.

The land within the site boundary forms part of the ‘surroundings within which the
asset is experienced’ only insofar as there is a long range view of York Minster from the
Askham Bryan roundabout, heading north on the A1237 away from the A64 main road
junction.

This is not only a fleeting view of the historic city, but also one that, by its nature, is
transient and time limited because of the height and growth of the vegetation flanking
the edges of the carriageway. In time, (and as recognised in the Council’s appraisal
document), without robust ongoing management, the hedgerows will screen out views
of the minster from the north side of the roundabout. In any event, modelling has
demonstrated that the site could accommodate residential development without
restricting this brief and distant view.

Indeed, it is concluded that the site could be developed without adversely impacting
upon the City of York's heritage interest or value, either directly or indirectly.

It is recognised that the site comprises agricultural farmland on the southern edge of
York, where it is situated within the City’s Green Belt and is deemed by the City of York
Council to form part of the historic city’s ‘rural setting’.

Nonetheless, in heritage terms its contribution is concluded to be limited because of,
(1) the intervening distance from the historic city, (2) the nondescript and characterless
residential suburbs adjoining it, (3) the pervasive nature of urban edge influences and
(4) the paucity of visual or aesthetic connections between it and the well-known and
characteristic landmarks which define York as an historic place and renowned visitor
destination.

Therefore, in reality, the identification of the Moor Lane site and its surroundings as
forming part of the ‘rural setting’ of York should not in itself be equated with heritage
‘value’ having been ascribed to the agricultural farmland it comprises, or necessarily be
seen as a potential source of ‘heritage harm’, as per Paragraphs 132 to 135 of the NPPF.
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Non-designated Heritage Assets

In light of the conclusion set out at Paragraph 8.21 of the baseline Historic Environment
Assessment (EDP2165_04c) that “...there is very limited evidence for the presence of
significant archaeological features or deposits within the site; based on the...City of
York HER”, caveated by Paragraph 8.24 which observes that “...not only is this a
comparatively large area of land, but also one that is located in an area where there is
previously recorded evidence for both prehistoric and Romano-British archaeological
activity”; the site was subject to a multi-phase programme of archaeological
investigation and recording undertaken through consultation with John Oxley, in his role
as specialist advisor to the City of York Council, in autumn 2014.

The programme of work was outlined, in advance, in an Archaeological Evaluation
Strateqy document prepared and issued by EDP (June 2014).

Stage 1: Palaeo-environmental Modelling

Following preliminary consultation with John Oxley, the first phase of archaeological
investigation comprised a desk-based exercise to identify and elucidate the site's
potential, to contain important waterlogged archaeological or palaeo-environmental
deposits, in view of its proximity to Askham Bog Sites of Specific Scientific Interest (SSSI).

Wardell Armstrong (WA) was commissioned to complete the exercise, with the principal
aim being to “...identify whether deposits of archaeological or palacoenvironmental
significance are located within the site and, if they are identified, to map their extent
and comment on their likely significance”.

Having examined previously published data sets, the WA report (November 2014)
concluded with the clear observation that “...the majority of the deposits encountered
are supertficial deposits of late Devensian date. These consist of laminated clays with
interbedded silts and fine-grained sands of the Alne Glaciolacustrine Formation and
glacial till (mixed sands, clays and gravels) of the Vale of York Formation”.

Paragraph 5.1.12 of WA (2014) therefore concludes that:

“...there are relatively large areas which have not been investigated, but depending
upon the form and impact depth of development, there is no reason to believe that trial
trenching would be inadequate at identifying any archaeological and/or
palaeoenvironmental remains which will be adversely impacted upon”.

Accordingly, it was determined that the application of more “typical’ techniques of field
evaluation; for instance comprising geophysical (magnetic) survey and trial trenching,
would be sufficient to provide information on the site’s archaeological interest, as well
as to elucidate the potential impact of the proposed development.
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Stage 2: Geophysical (Magnetometer) Survey

In the summer and early autumn of 2014, the Moor Lane site was subject to a 100%
detailed geophysical (magnetometer) survey, completed by AS WYAS to a Project Design
which was submitted to, and agreed in advance with, John Oxley acting in his role as
the archaeological advisor to the City of York Council (dated May 2014).

For the most part the survey confirmed the conclusions of the Historic Environment
Assessment (EDP2165_04c), finding few magnetic anomalies of archaeological interest
or potential. Indeed, in view of the site’s location and extent, only three areas deemed
to be of archaeological interest or potential were identified by the geophysical survey:

1. A complex of presumed rectilinear enclosures in the north of the site, north of
Moor Lane, and expected to be of Romano-British date (Site 1);

2. A further possible enclosure in the south west of the site, located near to the
boundary, and also possibly also of Romano-British date (Site 2); and

3. A number of palaeo-channels along the southern boundary of the site, close to
Askham Bog and suggesting the potential for prehistoric activity (Site 3).

Overall, the geophysical survey report (prepared by AS WYAS in October 2014)
concluded with the observation that “...the results indicate that 90% of the site has a
low potential for significant archaeology being situated on low lying ground adjacent to
an area of wetland. However, one area of obvious and high archaeological potential has
been identified on the higher ground to the north-west”.

Stage 3: Trial Trench Evaluation

In light of the desktop results (EDP2165_04c, WA 2014) and geophysical survey data,
Headland Archaeology was appointed to undertake a trial trench evaluation during the
autumn and winter of 2014. This comprised the excavation, sampling and recording of
94 fifty metre long trenches on land throughout the Moor Lane site, in line with a
Written Scheme of Investigation (WSI) agreed in advance with John Oxley in his role as
the council’s specialist archaeological advisor (see Plan EDP 2).

Site 1

Trenches 6 to 12 (in the far north of the site), confirmed that the area of presumed
rectilinear enclosures on the east-facing slope of the hill represents a settlement site of
pre-Roman Iron Age origin, with uncontextualised pottery fragments found in the
evaluation trenches, also indicating earlier (i.e. Late Bronze Age or Early Iron Age), and
later (i.e. Roman) phases of archaeological activity on this elevated position.

There was substantive evidence for plough damage of the remains, with few shallow or
ephemeral features (i.e. post-holes) found in the trenches, and signs in the geophysical
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survey data for enclosure ditches having been extensively truncated or destroyed
altogether.

Site 2

In the south west of the site, Trenches 36 and 37 confirmed the presence of a likely
Roman enclosure, which may have been intended for stock management because of the
low quantity of artefactual finds, and the less organised nature of the features in
comparison with the settlement site situated on the hilltop further north.

The seemingly ‘marginal’ nature of the enclosure’s location, on low lying land not far
from Askham Bog, further suggests that it does not represent a settlement site, which
would surely have adopted a drier and more elevated situation.

Site 3

In the south, the trenches on the periphery of the site (Fields 18, 19, 21 and 25) each
identified a clean white sand in association with blue alluvial clay. More detailed work in
Trench 68 identified that the sand was interwoven with alternating bands of greyer
sand, beneath which was an undisturbed peat deposit located circa 1.2 metres below
the agricultural ground surface.

Analysis of the sand and peat deposits showed that the latter relates to a late glacial
warm period where conditions around a glacial lake (Askham Bog) were suitable for
limited vegetation growth, whereas the wind-blown sands are thought to have then
subsequently accumulated during a cold glacial period.

Radiocarbon dating of the deposits demonstrates that they were laid down during the
Windermere Interstadial (i.e. 13,000 to 11,000 BP). These palaeo-environmental remains
are considered of ‘interest’, but they are nonetheless very localised and peripheral.

Further consultation following the completion of the off-site analysis of the data
recovered from the evaluation concluded with the following remarks from John Oxley:

“I can also confirm that there are no archaeological features and deposits identified by
the evaluation exercise that will preclude development of the site from an archaeological
perspective. The geomorphological significance of the late pre- and early Holocene
deposits do not preclude development, although they merit further mitigation work.”

In overall terms, the report on the trial trench evaluation (HA 2015) concludes with the
following observations regarding the results of the exercise and their correlation with
EDP’s Historic Environment Assessment (EDP2165_04c¢):

“The desk-based assessment predicted that remains dating to the later prehistoric and
Romano-British periods were the most likely type of feature to occur within the area,
and that these were unlikely to be associated with areas close to Askham Bog. The
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geophysical survey predicted the presence of two well defined clusters of archaeological
remains, in Field 1 and Field 14. On the basis of the evaluation, the targeted trenches
have supported these conclusions, indicating that any potentially significant
archaeological remains within the development area have been identified and
evaluated”

In other words, multiple phases of field-based investigation have confirmed the
robustness of EDP’s Historic Environment Assessment in terms of the absence of
significant constraints to the site’s deliverability and capacity for development.
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Conclusions

The Moor Lane site has been subject to an extensive programme of desk and field-based
investigation to demonstrate its suitability to accommodate development; demonstrably
more than would typically be required for proposed allocation and more in line with the
scope of investigation warranted for an outline planning application.

In terms of archaeological and heritage issues, the programme of work has identified no
significant constraints to either its deliverability or its capacity.

This assessment of the archaeological and heritage position should therefore clearly be
compared and contrasted with the Council’s decision to exclude it from the City of York
Local Plan Preferred Sites Consultation Document (2016).

Despite being categorised as forming part of the ‘rural setting of York’ by the City of
York Council, the Moor Lane site is separated by some three kilometres of nondescript
suburban development from the characteristic and recognisable landmarks of the
historic city. It is also closely associated with the extensive modern housing estates of
Woodthorpe to the north, and the mixed educational and retail facilities focused around
Askham Bar on the main road to the east.

Together these areas of recent development both contain and constrain its wider
contribution to the setting of York, in terms of its significance as an historic place.

Therefore, in conclusion, the preparation and submission of an extensive evidence base
demonstrates that archaeological and heritage issues should not preclude the inclusion
of the Moor Lane site (ST10) in the City of York Local Plan Preferred Sites Consultation
Document for residential development.

AndrewCrutchley BA (Hons), Pg Dip (Oxon), MCIfA

EDP

August 2016
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Plans

Plan EDP 1  Designated Heritage Assets Relevant to the Site
(EDP2165/01c 17 August 2016 GC/AC)

Plan EDP 2  Non-Designated Heritage Assets within and around the site
(EDP2165/02b 17 August 2016 GC/AC)
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1.1

1.2

1.3

1.4

Introduction

This technical note has been prepared in order to provide the Council with a clear
understanding of the comprehensive technical work undertaken to inform proposals for
the development of land at Moor Lane, York. This note provides a concise summary of
this work and further detail can be made available if required. The note should be read
in conjunction with those others appended to the representation, which collectively
consider ecology, landscape, heritage, hydrology and transport matters and
demonstrate the suitability of the site for development.

Barwood'’s landscape consultants, EDP — a Registered Practice of the Landscape Institute
and Corporate Members of IEMA — specialise in the assessment of the landscape and
visual effects of proposed developments. The practice works for private and public
sector clients throughout the UK and has been involved in over 1000 projects since its
formation in 2005. This landscape technical note has been prepared by Duncan
Mclnerney the founding Director of EDP and a chartered landscape architect with
almost 30 years’ experience in the design and assessment of development proposals.

EDP was initially appointed in 2013 to comment on the appropriateness (in landscape
terms) of the site, prior to the commencement of the design process. The conclusions of
EDP’s site assessments, (which are the most detailed undertaken by any party to date),
was unequivocally that the site represented a logical and appropriate location to deliver
a sustainable urban extension to the City. The assessment work was undertaken over a
period of 2 years and fed into evolving mixed use development proposals for the site.

EDP’s landscape work, described in this technical note, has focussed on determining
limits of built development with the objective of conserving the setting of the City while
making efficient use of land in a highly sustainable location.
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The Site’s Landscape Context

Environmental Planning Context

EDP’s assessment commenced with an extensive data trawl of published landscape
character assessments and other relevant policy and guidance documents related to
landscape matters. The findings, summarised on Plan EDP 1 confirm that:

e The Moor Lane site is not currently, nor ever has been, protected by any landscape
designation relating to its landscape quality or scenic value;

e Nor is the site constrained by any national heritage designations. Whilst a formal bid
was made in 2010 by the City of York Council to gain World Heritage site status,
this was not successful. Moreover the nearest Scheduled Monument (Cold War
Bunker at Howe Hill) is located 3 kilometres north of the site boundary. The nearest
registered park and garden of special historic interest is at Rowntree Park, this is a
Grade 2 registered asset 2.5 kilometres north-east of the site;

e The site does not contain any statutorily protected listed buildings and there are
none along the immediate boundaries of the site;

e The three Conservation Areas at Askham Bryan, Copmanthorpe and Bishopthorpe
are each situated 650m, 1 kilometre and 1.2 kilometres respectively south-east of
the site. In no case can it be concluded that the land within the site area makes a
contribution to the significance of these heritage assets;

¢ Only one single public right of way crosses the western part of the site; and

e The Askham Bog SSSI lies to the south of the site. Its proximity and ecological
significance has been a key driver of the proposals for the site as described in detail
in the separate Ecology Technical Paper produced by EDP.

As can be seen from Plan EDP 1, the site is part of a tract of land, which includes the
Askham Bog SSSI and Pike Hills Golf Club which is severed from the main body of the
York Green Belt and surrounded by main road and rail corridors. These features not only
provide very robust physical boundaries for the site but influence its character and
function, described next.

On Site Landscape Character
EDP’s landscape work has also reviewed the baseline condition in terms of landscape

character. The site boundaries, locational context and land use character are illustrated
on the aerial photograph contained as Plan EDP 2.
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The predominant host landscape type, as defined in the “York Landscape Appraisal’' is
the ‘rolling diverse arable farmland’ landscape type (LT), which extends south of Moor
Lane and Woodthorpe to include the bulk of the site as well as the neighbouring
Askham Bog SSSI and Pike Hills Golf Course; and west to include the village of Askham
Bryan and land to the west of the A1237. A portion of the site north of Moor Lane also
lies within the ‘flat open arable farmland’ LT.

While the site exhibits some of the physical and land use characteristics of these LTs —
gently undulating topography, medium to large rectilinear fields and predominantly
arable cropping — many of the noted features are not present — parkland influences for
example. Moreover, the visual and sensory character of the site is impaired by being
adjacent Woodthorpe and surrounded by main transport corridors (which isolate it from
the bulk of the rolling diverse arable farmland west of the A1237). Indeed, the York
Landscape Assessment acknowledges the urbanising influence of the edge of York, the
A64 and the A1237, which bring visually intrusive and urbanising features into the
landscape, disrupting the ‘classic rural feel attributed to much of the rest of the rolling
diverse arable farmland.

In terms of the on site features themselves, for the most part, the landscape fabric is
relatively impoverished as a result of several decades of intensive arable farming. Whilst
there are a number of mature and locally prominent hedgerow trees, neither the
condition of the site, nor it intrinsic qualities, are considered unique locally or to contain
features that preclude its development. Indeed, suffering from the consequences of
agricultural intensification, EDP considers that development offers significant
opportunities to enhance the condition and quality of the on-site landscape fabric
through habitat diversification, new tree planting, long-term management and other
benefits.

Findings of Visual Assessment
A very limited area of visual intervisibility

Following the usual comprehensive data trawl and review of the local area’s
environmental planning context, a broad ‘study area’ was defined for more detailed
review of the site’s visual context based on the ‘primary area of visibility’ * towards the
site; this was found to extend (theoretically) up to 2 kilometres from the site's
boundaries.

" The “York Landscape Appraisal’” is a landscape character assessment which covers the area within the district outside the
built up area. It was produced in 1996 by ECUS with the objectives of identifying the landscape characteristics which
contribute to the settlement setting and landscape quality. Although the document is now somewhat dated, with landscape
assessment guidance having progressed in the interim period, it remains the most up to date published assessment. A more
recent historic landscape appraisal, undertaken as part of the former English Heritage-led ‘Historic Landscape
Characterisation’ project, has been produced and is referenced in the separate Heritage topic paper.

’ The area of primary visibility is that area which is predicted to experience significant visual change as a result of the

development proposals.
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A GIS computer based programme was then used to predict the Zone of Theoretical
Visibility (ZTV) of the site based on topography only. This was used as a basis for a
detailed field assessment and mapping of the roads, footpaths, private residencies and
other receptors potentially capable of viewing the site. The findings of this assessment
are illustrated on Plan EDP 3.

EDP’s visual assessment demonstrates emphatically the consequences of the site’s
strong physical boundaries — note on Plan EDP 3 that the area of ‘primary visibility’
(coloured yellow) extends barely beyond the site boundaries. Certainly, for the most part
it is contained to the land between the A1237 by-pass and the metropolitan area,
extending west of the by-pass only across a few open fields and not as far as the village
of Askham Bryan. This exercise confirms that visual change will be limited to the
following receptors:

e Users of the A1237 along an approximately 1 kilometre length passing the site;
e Users of the single footpath bisecting the site;

e Users of Moor Lane; and

e Residents in dwellings overlooking the site.

This is a remarkably small zone of primary visibility for a site of this size on the edge of a
metropolitan area and serves to illustrate the very contained nature of the site, derived
from its strong physical boundaries.

Effect on City-wide ‘Key Views’

The York Central Historic Core Conservation Area appraisal identifies a series of City-
wide ‘Key Views' considered central to the appreciation of the setting of York. Unlike
some other candidate/objector sites the Moor Lane site is affected by only one such key
view; Key View 7, illustrated on Plan EDP 4 is from the A1237/A64 roundabout. It
provides a fleeting view of the Minster silhouetted on the horizon before the road user
drops down onto the A1237 ring road past the site. For the few seconds that the view
of the Minster is seen (when weather conditions permit), no part of the site would
affect the primacy of the Minster as the focal point on the horizon, as illustrated on
Plan EDP 4.

As such, unlike other candidate/objector sites, allocation of the Moor Lane site would
not materially affect ANY of the Key Views identified in the Conservation Area appraisal.

Interim Conclusions in Respect of Moor Lane’s Landscape Context and Character

1. The site has never been identified or designated as a landscape with elevated scenic
qualities or landscape value;

2. The site is part of a tract of land which is separated from the main body of the
Green Belt and open countryside by very strong physical features which surround it
on all sides;
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3. These physical features have an urbanising effect on parts of the site and mean that
development effects would be very well contained;

4. The site itself does not contain any features which are especially rare; the on-site
landscape fabric is capable of being absorbed into a development framework of
which it would form the structural basis; and

5. Development on the site would not impinge on any of the key views identified in
the York Central Historic Conservation Area Appraisal.
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The Case for Allocation of the Moor Lane Site in Landscape
Terms

Given the City’s pressing need to review its Green Belt boundaries to accommodate its
future housing needs, the Moor Lane site has much to commend it in landscape terms
from a landscape perspective.

Two primary factors underpin the case, in landscape terms, for the site’s suitability to
help meet the City's future housing needs.

First, the site’s location and spatial context. Being bounded on all sides by strong
existing natural features, the site has a degree of visual and geographic separation from
the wider landscape. These natural boundaries mean that the site can come forward
as a planned whole without fear of breaching any existing natural boundaries
or setting a precedent for future urban sprawl.

Second, no part of the site has ever been designated at any level for its
landscape or scenic qualities, nor is proposed to be. In a statutory sense therefore,
the site is no more, or no less valuable than any other open countryside beyond the
City’s current built up area boundary. A substantial part of the site has in the past been
allocated for residential development (draft allocation ST10), indicating that
notwithstanding its present agricultural character, the scenic qualities of the landscape
here are not a bar to its identification by the Council as land suitable for development.

The Moor Lane site is thus a logical ‘infill" site. Subject to the careful and sensitive
evolution of a proposal that respects a number of on-site landscape considerations
(discussed below), the site represents a logical and appropriate location to deliver a
sustainable urban extension to the City.

Key Drivers of a Development Proposal for the Moor Lane Site

With the benefits of EDP’s landscape inputs throughout the design process, Barwood's
design team have evolved a masterplan, described and illustrated in the ‘Development
Strategy’ document. The masterplan is based on a number of fundamental design
principles which reflect not only the findings of EDP’s appraisals, but address matters
raised by officers of CYC to date. The principles, discussed below are as follows:

e Conserving existing landscape features and enhancing biodiversity;
e Respecting the setting of the City and the A1237 Ring Road; and
e Respecting Key Views across the City.
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Conserving existing landscape features and enhancing biodiversity

3.7 The site is dominated by arable land use with a small area of improved pasture. The
regularly-shaped fields are bounded by a network of ditches and hedgerows with
intermittent mature standard trees.

Baseline ecological surveys * have revealed that the majority of habitat features are
widespread within the local landscape and of comparatively low ecological value;

Exhaustive studies of the nearby Askham Bog SSSI (described elsewhere)
demonstrate conclusively that the Bog will not suffer harm if the Moor Lane site is
developed in the manner proposed by Barwood; indeed, opportunities exist to
better manage public access, to control the Bog’s hydrological regime and to invest
in improved management and interpretation; and

A detailed Arboricultural Assessment * has shown that there are no protected trees
(e.g. designated with a Tree Preservation Order) or individuals with sufficient age to
be classified as veterans.

3.8 The Barwood proposals, described in the Development Strategy Document:

Use the existing field pattern as a framework for the masterplan;

Retain all the site’s main tree groups and specimen trees;

Incorporate and strengthen existing habitats such as field ponds; and

Deliver a broad range of new habitats which, in conjunction with improved long-
term management proposed by Barwood, can confidently be predicted to deliver
net biodiversity enhancement across the site.

Respecting the setting of the City and the A1237 Ring Road

3.9 As noted in the visual appraisal, the A1237 road user passes around the west of the City
on the A1237, filtered views are available towards the existing urban edge. The Local
Plan notes that land between the outer ring road and the urban area “forms an
important part of York's character and setting” and highlighted “the importance of the

3 ) ) ) )
Described in a separate ecological technical note

4 Barwood has commissioned a BS 5837 compliant tree survey across the site. This was undertaken in late 2014 by a suitably

qualified arborist. Although it is not necessary, or indeed commonplace, to commission such detailed survey at this early

stage of the site’s promotional process, Barwood considered it important to collect detailed information about the character

and quality of the tree stock on site, to feed into the masterplanning process. 246 individual trees, 47 groups of trees, 74

hedgerows and one woodland area (a total of 368 items) were recorded in the survey

e  Thetree survey found that none of the trees within the site are subject to a Tree Preservation Order.

e  Atotal of 35 woody species are represented throughout the site with Ash, Hawthorn and Oak being most numerous
and together representing 45% of the trees surveyed;

e Only 9% of the trees surveyed were considered to be of ‘high quality and value’ (BS 5837 Category A); almost half (49%
were considered to be of ‘low quality and value’ (BS 5837 Category C). The bias towards moderate to low quality in
arboricultural terms reflects the lack of investment and management that has taken place in the tree stock in recent

decades
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views from the outer ring road and the need to protect them". The purported harm to
the open setting of the City has been a consistent thread in the Council’s resistance to
the Moor Lane proposals.

In considering the weight to be attached to the Council’s aspirations, the following are
material considerations:

e First, the "open views' from the road are only really available in winter, being much
filtered by the roadside hedge in summer; indeed, as illustrated on Plan EDP 5 for
car users, they are only available so long as the hedge remains tightly trimmed as
the views into the adjacent fields towards the edge of Woodthorpe are at grade
with the road. If left untrimmed, or allowed to grow higher, the Council’s much
valued views from the A1237 towards the City would be extinguished in any event;

e Second, much of the experience of the City’s rural setting is gained by looking west
of the road, not east. The open views across the surrounding countryside to the
west of the A1237 would be retained irrespective of whether the Moor Lane site is
developed; and

e Third, the A1237 road user is already aware of the proximity of the City; the City's
outer edge is already visible along extended stretches of the A1237 west of the City
and the road corridor itself is punctuated by main intersections and road lighting.

That said, the objective to conserve the open and green surroundings to the City is a
laudable one. The route of the A1237 is made more attractive by passing through the
‘countryside’ rather than adjacent the built edge of the City; moreover, the
consequence of this is that the perception of York is made more positive. As noted in
the visual appraisal, there are few public rights of way with views into the site and no
views from surrounding villages. Almost exclusively, the setting of the City along this
part of the City’s perimeter is experienced from the A1237 by its road users. As a trunk
road with no footway, its users are almost exclusively vehicle users. Their experience as
road users becomes the primary consideration in determining whether the Moor Lane
site, if developed, would harm the setting of the City. In short, if the setting of the road
is respected, then so would be the setting of the City.

The effects of development at Moor Lane on the visual setting of the City as seen from
the A1237 have been carefully considered and modelled in a series of verified views
commissioned along lengths of the A1237 between the A64 and Askham Bryan
roundabouts. Three different development scenarios with an assumed built form of 8
metres were tested from the six viewpoints along the A1237 to ascertain whether
development would materially affect the setting of the City seen from the road. Key
conclusions from this exercise were as follows:

e The importance of at least a “two field set-back’ from the A1237 south of the
Askham Bryan roundabout. This was considered necessary to preserve the
agricultural setting of the A1237 on both sides of the road and to maintain
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consistency of the metropolitan area’s ‘building line” with the bypass. Plan EDP 6
illustrates that the western edge of the Moor Lane site would, as a result, encroach
no fur