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Please find attached representations on the Publication Draft Local Plan on behalf of Galtres Village Development
Company. The appendices to the representations (along with a copy of these documents) will be submitted via your

dropbox link.
Yours sincerely

Eamonn Keogh

Eamonn Keogh

07910173788 www.oneill-associates.co.uk
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James Micolson Link
Chifton Moor

York TOMAGR
01904 692313
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City of York Local Plan OFFICE USE ONLY.
Publication Draft 2018 preeene
Consultation response form
21 February — 4 April 2018

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

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

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

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

Part A - Personal Detalls

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

1. Personal Details 2. Agent’s Detalls (if applicable)
Title Mr
First Name Eamonn
Last Name Keogh
Organisation Galtres Village Development O’Neill Associates
(where relevant) Company

Representing
(if applicable)

Address — line 1 C/O Agent Lancaster House
Address — line 2 James Nicolson Link
Address — line 3 Clifton Moor
Address — line 4 York

Address — line 5

Postcode YO30 4GR
E-mail Address e.keogh@oneill-associates.co.uk
Telephone Number 01904 692313

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.



Part B -Your Representation _\%YORK

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

3. To which document does your response relate? (Please tick one)

City of York Local Plan Publication Draft

Policies Map

Sustainability Appraisal/Strategic Environmental Assessment

What does ‘legally compliant’ mean?

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

4. (1) Do you consider the document is Legally compliant?
Yes[ ] No [ ]

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)

With regard to the duty to co-operate it may be the case the Council has consulted with neighboring
authorities, but some of those authorities have expressed concerns that have not been fully resolved.
Annex B to Agenda item 11 on the report of the Local Plan to the Council’s Executive on the 25™ January
reported:

Hambleton Council: “../t [the Draft Plan] does not safeguard land for development and recognises the
build out time of the Strategic sites will extend beyond the plan period. The proposed detailed boundaries
of the Green Belt offer little opportunity to accommodate the increased level of growth proposed. If the
City of York does not ensure that its longer-term development needs are met this will place pressure on
area in neighbouring authorities”

Leeds city region LEP: “York has not applied the 10% market signals adjustment as recommended in the
York 2017 Strategic Housing Market Assessment”.

Ryedale Council: Discussions ongoing
Harrogate Council: Discussion ongoing

Selby District Council: “Having read the SHMA Addendum, it is noted that this figure does not take into
account the level of employment growth proposed by the Local Plan.....Whilst you are confident that you
can realise the growth aspirations detailed within the Pre-Publication Local Plan within the City of York
Boundary, Selby District Council is concerned that any increases to this figure could raise significant cross-
boundary issues”.

Selby Council requested additional information on Strategic site ST15 and the university site ST27 before
providing any further comments on the potential impact these allocations may have on Selby.

What these comments demonstrate is that whilst the Council may have engaged in a process of dialogue
with neighbouring authorities, it has not produced outcomes that have addressed some significant
concerns of neighbouring authorities. Indeed at this stage the views of some adjoining Authorities are
not known and it is difficult to see how, in these circumstances, the Duty to Co-Operate has been
complied with.

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



What does ‘Sound’ mean? :%YQRK

Soundness may be considered in this context within its ordinary meaning of ‘it 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

5.(1) Do you consider the document is Sound?
Yes [ ] No y

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 v Justified v

Effective v Consistent with

: : v
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 Eazr(a)graphs >-1to Policy | Policy H1 Site Ref. 964

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 representation statement ref: ygv.1804.0004.Ipreps.ek

NTCPTTSTTIIAtTUTIS TITUST DT TTLTTVEU Uy VVTUTTTSUAY -+ APTIT ZU 10, UY UTTUT TTITUTTITETTC.

Representations received after this time will not be considered duly made.
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6. (1) Please set out what change(s) you consider necessary to make the City of York
Local Plan legally compliant or sound, having regard to the tests you have identified at
guestion 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.

(If you are suggesting that the plan is legally compliant or sound please write N/A)

See attached representation statement ref: ygv.1804.0004.Ipreps.ek

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
session at the examination. | would like my Examination v
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:

There are significant matters relating to housing requirement and supply that we wish to explore in more detail with
the inspector. We believe we can make a positive and constructive contribution to the discussion.

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.



| & YORK
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
3 April 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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COUNLEC

City of York Local Plan OFFICE USE ONLY.
Publication Draft 2018 preeene
Consultation response form
21 February — 4 April 2018

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

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

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

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

Part A - Personal Detalls

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

1. Personal Details 2. Agent’s Detalls (if applicable)
Title Mr
First Name Eamonn
Last Name Keogh
Organisation Galtres Village Development O’Neill Associates
(where relevant) Company

Representing
(if applicable)

Address — line 1 C/O Agent Lancaster House
Address — line 2 James Nicolson Link
Address — line 3 Clifton Moor
Address — line 4 York

Address — line 5

Postcode YO30 4GR
E-mail Address e.keogh@oneill-associates.co.uk
Telephone Number 01904 692313

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.



Part B -Your Representation _\%YORK

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

3. To which document does your response relate? (Please tick one)

City of York Local Plan Publication Draft

Policies Map

Sustainability Appraisal/Strategic Environmental Assessment

What does ‘legally compliant’ mean?

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

4. (1) Do you consider the document is Legally compliant?
Yes[ ] No [ ]

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)

With regard to the duty to co-operate it may be the case the Council has consulted with neighboring
authorities, but some of those authorities have expressed concerns that have not been fully resolved.
Annex B to Agenda item 11 on the report of the Local Plan to the Council’s Executive on the 25™ January
reported:

Hambleton Council: “../t [the Draft Plan] does not safeguard land for development and recognises the
build out time of the Strategic sites will extend beyond the plan period. The proposed detailed boundaries
of the Green Belt offer little opportunity to accommodate the increased level of growth proposed. If the
City of York does not ensure that its longer-term development needs are met this will place pressure on
area in neighbouring authorities”

Leeds city region LEP: “York has not applied the 10% market signals adjustment as recommended in the
York 2017 Strategic Housing Market Assessment”.

Ryedale Council: Discussions ongoing
Harrogate Council: Discussion ongoing

Selby District Council: “Having read the SHMA Addendum, it is noted that this figure does not take into
account the level of employment growth proposed by the Local Plan.....Whilst you are confident that you
can realise the growth aspirations detailed within the Pre-Publication Local Plan within the City of York
Boundary, Selby District Council is concerned that any increases to this figure could raise significant cross-
boundary issues”.

Selby Council requested additional information on Strategic site ST15 and the university site ST27 before
providing any further comments on the potential impact these allocations may have on Selby.

What these comments demonstrate is that whilst the Council may have engaged in a process of dialogue
with neighbouring authorities, it has not produced outcomes that have addressed some significant
concerns of neighbouring authorities. Indeed at this stage the views of some adjoining Authorities are
not known and it is difficult to see how, in these circumstances, the Duty to Co-Operate has been
complied with.

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



What does ‘Sound’ mean? :%YQRK

Soundness may be considered in this context within its ordinary meaning of ‘it 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

5.(1) Do you consider the document is Sound?
Yes [ ] No y

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 v Justified v

Effective v Consistent with

: : v
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 3-13to Policy | Policy SS2 Site Ref. 964
no. 3.15 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 representation statement ref: ygv.1804.0004.Ipreps.ek

NTCPTTSTTIIAtTUTIS TITUST DT TTLTTVEU Uy VVTUTTTSUAY -+ APTIT ZU 10, UY UTTUT TTITUTTITETTC.

Representations received after this time will not be considered duly made.



6. (1) Please set out what change(s) you consider necessary to make the City of York

Local Plan legally compliant or sound, having regard to the tests you have identified at
guestion 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.

(If you are suggesting that the plan is legally compliant or sound please write N/A)

See attached representation statement ref: ygv.1804.0004.Ipreps.ek

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
session at the examination. | would like my Examination v
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:

There are significant matters relating to the setting of Green Belt boundaries that we wish to discuss in more detail
with the inspector

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.



| & YORK
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
3 April 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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City of York Council Publication Draft Plan January 2018
Galtres Garden Village North-East of Huntington
ygv.1804.0004.Ipreps.ek

EXECUTIVE SUMMARY

The Galtres Garden Village Promoters wish to create a new settlement for York which
echoes the “garden village” ethos of New Earswick and Derwenthorpe, with housing
set in well landscaped surroundings with local facilities as part of a low-carbon
development. The Garden Village proposed in these representations will deliver that
vision - a high quality, sustainable residential environment that will provide a minimum

of 30% of its dwellings as affordable housing.

ii. A proposal was submitted to the Council in September 2016 as a representation to
the Further Sites Consultation document. That proposal was for a settlement of just
under 900 residential units that included a 60-bed care home on a site of approximately
44 hectares. Following comments received from the Council in early 2017, the
proposal was updated in March 2017/ to a scheme of 1,500 dwellings on 78.84 hectares
of land. The Council decided not to support the proposals in the Pre-Publication

version of the Local Plan due to perceived shortcomings with the site.

ii. — One of the issues raised by the Council was the degree of separation between the
proposed development and main urban area. To address those concerns, further
amendments were made to the scheme, primarily to increase the separation between

the built element of the new settlement and the urban area.

iv.  The revised scheme was presented in representations to the Pre-Publication stage of
the Local Plan in October 2017 and reported to the Local Plan Working Group on
January 23" 2017. Although there were some minor residual concerns, the officer
conclusion was that the site could now be considered as a potential new housing

allocation.

v.  This representation has been updated to address the latest comment from the Council
officers and to incorporate the proposes a new settlement that will deliver houses for
local people, a care home, a scheme of retirement living that will include bungalows,

and a village hub that will include a primary school, local shops and community hall.

vi.  Our proposal addresses the three biggest housing issues facing the City of York:
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a. The shortage of housing
b. The shortage of affordable housing
c. The shortage housing and care homes for the elderly

vii.  There is a chronic shortage of market and affordable housing in York. Housing
completions have failed to meet housing need for |0 years in a row. In addition, the

Council has identified a requirement for over 900 care home bed spaces for the period

to 2030.

vii. — Our analysis demonstrates that the Draft Local Plan housing allocations are inadequate
to meet anticipated housing needs and Green Belt boundaries are not defensible
because insufficient land has been excluded from the Green Belt to meet development

needs beyond the |5-year Plan period.

ix.  An opinion survey carried out for this representation has clearly established that
residents of York overwhelmingly believe that there is a need for new homes in and
around York, mainly to serve the needs of the existing population but also to provide
housing for those who wish to move into the area to live or work. In total, eight-in-
ten agree that affordable housing should be ‘a top priority for the Council. The survey

also established a high level of support for the Galtres Scheme.

x.  The scale of the deficit in housing land supply is significant as explained in the body of

our representations. The table below summarises our conclusions on housing land

supply.
Estimate based on Galtres Village Development
Council’s figures Company Estimate
Housing Requirement 8,993 16,452
2017 to 2033
Local Plan 5-year 6.28 3.25
land supply
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xi.  The plan is seriously flawed in that it does not make adequate provision for housing
land supply in the |6-year plan period or for the subsequent 5 year period. The Green

Belt boundaries will therefore not endure beyond the Plan period and the Plan is

therefore not compliant with the NPPF.

xii.  The Galtres Village scheme will address these shortcomings. It proposes a new
settlement of 1,753 units of which 1,403 will be market and affordable dwellings, 286
retirement dwellings in @ mixture of houses, bungalows and extra care apartments and
a 64-bed care home. The development area comprises 77.37 hectares with an

additional 15.6 hectares available for a country park (See masterplan at Appendix |).

xiii.  In keeping with the Garden Village ethos, the new settlement will be set within a
landscaped environment that will include generous planning around the boundaries of

the settlement and large areas of open space through its core.

xiv.  The Galtres Development Company will deliver affordable housing in an innovative
way that will provide significant benefits for the City. The development company
proposes to work in partnership with the Councils recently established development
company to deliver major tranches of affordable housing directly to the Council's
housing stock in the early years of the scheme. Alternatively, GVDC will work with a
registered social housing provider. The scheme will also facilitate an element of self

and custom build housing.

xv.  Our objective is to provide affordable housing at a cost to the Council that makes early

and significant delivery of units feasible.

xvi.  The proposed vehicular accesses off North Lane to the site can be delivered in such a
way that the highway network is not compromised. The scheme will be designed to

provide easy access for public transport early in the scheme development.

xvii.  Community facilities such as a primary school, retail and other outlets will provide a
significant benefit to the residents of the development and to local population who
access the site. Generous provision of public open space, including a sports field, will

also increase the benefit to the locality.
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xviii. - The land is available, the development is achievable, and the scheme can deliver |,753
residential units in a range of affordable and market housing and retirement units that

will make a significant contribution to addressing the three major housing issues facing

the City of York for the foreseeable future.

xix.  Without additional major sustainable housing allocations such as Galtres Village these
requirements will continue to go unmet and the housing needs of the people of York

and their children will not be served.
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INTRODUCTION

This submission is made in support of a potential housing allocation of land to the north
east of Huntington in response to the Publication Draft Local Plan (the Draft Plan)
issued by the Council as part of the ongoing preparation of the Local Plan. The site

will accommodate 1,753 residential units which includes a 64-person care home.

This is the third iteration of the scheme first put forward in representations to the
Preferred Sites Consultation in September 2016.  That scheme proposed
approximately 900 units at that time. Following comments from officers that the
scheme would not be viable to support necessary community facilities, the scheme was

enlarged to 1,500 units in a revised scheme submitted to the Council in March 2017/.

Officers commented that the site was neither an urban extension or a separate
settlement ‘garden village'. The site was considered to be too close to the urban area.
General concerns were also expressed about the proposed access and impact on the

highways network although no further detail was provided to explain those concerns.

To address those concerns the scheme was revised again and a representation seeking
its allocation was submitted to the Pre-Publication Stage of the Local Plan in October
2017. The response of officers to that scheme are set out in the Appendix | of Annex
a of the report to the Local Plan Working Group on 23" January 2018, reproduced at
Appendix 2 of this representation. The officer’s response raised some relatively minor

residual technical issues that can be summarised as:

e The site fails the sustainable access criteria (4a and 4b) not meeting the minimum

scoring threshold for residential sites

e At a strategic level there is currently no evidence that transport should be
considered a ‘show stopper’. The proximity of the development to the Strategic
Road Network in particular the North Lane Junction with the A64 would need to

be addressed. Some concerns with the proposed width of North Lane.
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In relation to ecology the main issues to consider are potential impacts on Strensall

Common SAC

the proposals and sets out the justification for the allocation.

The principles supporting this proposed allocation are that:

The officer's overall conclusion however was that the site could be considered as a
potential new housing allocation. This submission has been updated to address the
latest comments from the Council officers and to incorporate new and updated
technical information. It describes the site; sets out the key principles underlying the

suggestion for the allocation; addresses the key technical and planning issues raised by

e the development should echo the “garden village” ethos of New Earswick and

Derwenthorpe, with housing set in well landscaped surroundings;

e community facilities should be provided as an integral part of the development

as early as possible, to serve both the new and existing residents;

e A significant element of affordable housing will be provided;

e Non-car modes of transport including bus, pedestrian and cycle links to the

surrounding areas and to the city centre and employment locations are

maximised.

The submission sets out how this is to be achieved.

In addition, the following background reports and documents are included with the

application:

Report

Author

Masterplan

ID Partnership

Transport Technical Note

Bryan G Hall

Landscape Capacity Report

TGP Landscape Architects

Ecology Report

Wold Ecology

Archaeological Assessment

York Archaeological Trust
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FRA and Drainage

Mason Clark Associates

Prospectus for Delivery

Bright Ideas

Heritage Appraisal

Humble Heritage

Market Research Findings

Qa Research

Assessment  of  Housing NLP
Requirement
Infrastructure Delivery and Bright Ideas

Phasing Strategy

10



City of York Council Publication Draft Plan January 2018
Galtres Garden Village North-East of Huntington
ygv.1804.0004.Ipreps.ek

20  PROPOSED ALLOCATION - SITE AND SCHEME DESCRIPTION

2.1 This section of the Representations provides a general description of the site and the

surrounding context followed by a description of the proposed garden village
Site Location and Description

2.2 The Site is located immediately north of the North Lane, north of Monks Cross
roundabout and north east of the strategic housing allocation ST8. The development
area is /7.37 ha in size with an addition |5.6 ha provided as a country park. It is roughly
rectangular in shape and is broken up within the site boundary by a number of hedged

field boundaries.

2.3 It is bounded to the north, east and south, by open countryside, with Strensall Road
and the suburbs of Earswick and Huntington further to the west. The hedgerows that
demark and enclose the site boundary and surrounding field pattern are populated
mainly with Ash, Acer, Oak, Elder, Hawthorn and Guelder Rose species. Minor
watercourses (ditches and streams) thread through the Site and the open countryside

beyond.

24 The Site and surrounding countryside between the local settlements have an open and
flat character, an essential characteristic of the local landscape type. The River Foss
and layout of Earswick suburb and the surrounding linear settlement patterns which
follow the local road patterns also prevent any unrestricted lateral sprawl of the Site

and Earswick itself.

2.5 The Site is generally at 15m AOD, towards the eastern boundary rising to |7/m AOD
towards the western boundary, which is fairly consistent with the suburb of Earswick
and the River Foss beyond. The land rises very gently to the north and east of the Site

into the distance.
2.6 The Site is predominantly a mixture of arable farmland, pasture and woodland.

2.7 The site is well located in terms of proximity to retail and leisure facilities at Monks

Cross Park which is approximately 2 km to the south of the site and can be directly

11
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accessed via Monks Cross Link which connects with the Outer Ring Road. A more

detailed description of the site and surrounding context is provided in the Landscape

Capacity Assessment (Appendix 3) and Masterplan document, (Appendix 4).
Proposed Garden Village

2.8 A character appraisal has been carried out on a number of adjacent residential areas
in accordance with best practice guidance. This analysis has informed guiding
masterplan principles, layout and architectural approach for the proposed housing site
and to identify any threads of regional and local design features that instil “elements of

character”.

2.9 The scheme has been designed having regard to the original principles of the Garden
Village as proposed by Ebenezer Howard, updated to reflect current circumstances

and the context of the historic City of York.

2.10  The current scheme is the third iteration of the proposals first put forward in
September 201 6. At that point the scheme comprised a settlement of approximately
900 dwellings. The proposed developed area was further west and in close proximity

to the ring road.

2.1l Following previous comments from officers that the scheme was neither a standalone
settlement nor an urban extension and would not have the capacity to support
essential community facilities, the scheme was enlarged to 1,500 dwellings and an
increased separation buffer was proposed between the ring road and the scheme.
However officers maintained their comments that the scheme was essentially too close

to the urban area.

2.12 The current scheme responds substantially to those concerns. In the latest iteration of
the scheme the developed area is moved much further east, away for the urban area.
There is not a much greater degree of separation, not dissimilar to other proposals

which are proposed as allocations in the draft plan.

12
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Vision
2.13  The key features of the design philosophy adopted for Galtres Garden Village East of

Huntington are as follows

e A landscape led masterplan which seeks to incorporate existing landscape features
and landscape buffers and large areas of country park to the edge of the

development
e A clear distinction between public and private realm
e Active frontage onto streets, pedestrian routes and open spaces

e Integrated movement for pedestrians, cyclists and vehicles, including safe links to

and from Huntington

e A public realm which is well overlooked and supervised, following ‘Secured by

Design’ principles to promote security for all residents and visitors

e Recognisable built forms and features to enhance legibility throughout the scheme,
including feature spaces, landmark buildings, co-ordinated building materials and

high-quality landscaping to help define the streetscene

e Incorporating the existing hedgerows, other landscape assets and water courses to

form a green and blue grid throughout the design

2.14  The masterplan team have considered in detail the site and the wider area, in particular
the landscape character and setting of the site, its topography and its relationship with

Huntington.

2.15  The design principles for the proposals have been developed following a rigorous site
appraisal, review of relevant policy guidance and a landscape led approach and design
ethos which underpins the masterplan. The main design objectives for the site can be

summarised as follows:

e The creation of an attractive community within a landscape setting with a series of

east west green routes including a cycle route to the Strensall Road/ Ring Road

13
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roundabout connecting the Galtres Garden village with Huntington and the wider

urban area
e Ultilise the existing field drainage patterns and watercourses to incorporate SuDS

e Provision of a care home with potential of other specialist housing providing extra

care and a range of services for the elderly and retired
e A community hub within space for smaller village shops

2.16  The sketch masterplan concept diagram shows the intention to create the village hub

accessible to all providing core facilities that will reduce the need to travel by car.
Housing Strategy

2.17  The garden village proposals will enable a variety of house types and tenures to be
provided that respond directly to the City's housing needs. The starting point for
housing mix is the data provided in the Council’s Strategic Housing Market Assessment.
That is considered against local market requirements, the quantum and type of

affordable housing that might be provided and the viability considerations.

2.18  For now, the proposal assumes the provision of 30% affordable housing in accordance
with the Council's Interim Policy in operation at the time of this representation and the
affordable housing requirement set out in Policy H10 of the Draft Plan. Having regard

to both the SHMA and local market considerations the proposed housing mix at this

stage Is:
| bed 2 bed 3 bed 4 + bed
Market % 8% 37% 37% 18%
Affordable % 37% 32% 23% 8%

2.19  Thesite has the potential to accommodate a new settlement of |,753 units at a density

of 32 dwellings per hectare of which |,403 will be market and affordable dwellings, 286

14
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retirement dwellings in a mixture of houses, bungalows and extra care apartments and
a 64-bed care home. Responding to Draft Local Plan policy, the scheme will also

facilitate and promote self and custom house building. The development area

comprises /7.37 hectares with an additional 15.6 hectares available for a country park.

15
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30 THE IMPERATIVE FOR ADDITIONAL HOUSING ALLOCATIONS - POLICY
CONTEXT

"For 30 or 40 years we simply haven't built enough homes. As a result, prices have
risen so much that the average home now costs almost 8 times average eamings.
And that's been a disaster for young people in particular. We have begun to put
this right. *

Theresa May 2017 Conservative Party conference speech. 4 October 2017

"For years politicians have waffled about house building while tinkering at the edges
of the market. | want to recapture the pioneering spirit that in the mid-20th century
brought about developments like Milton Keynes and the new towns...| want to see
a new generation of garden cities and garden villages spring up in places where
demand presently outstrips supply.”

Vince Cable 2017 Liberal Democrat Party Conference Speech, |9 September 2017

“The next Labour government will tackle the housing crisis.

“We will create a new Department for Housing and build 100,000 homes a year
by the end of the next Parliament.

“Housing should be about homes for the many, not investment opportunities for

the few.”
Jeremy Corbyn, Milton Keynes rally 14th August 2017

3.1 The NPPF was published in March 2012 and replaces all previous Planning Policy
Guidance notes and some circulars. The Framework sets out the Governments clear
intention to facilitate economic growth through sustainable development. In the

introduction to the framework, the Minister for State says:

The purpose of planning is to help achieve sustainable development.

Sustainable means ensuring that better lives for ourselves don't mean worse lives
for future generations.

Development means growth. We must accommodate the new ways by which we
will earn our living in a competitive world. We must house a rising population, which
is living longer and wants to make new choices......

32  Atthe heart of the NPPF is a presumption in favour of sustainable development which
should be seen as a golden thread running through both plan-making and decision-

taking. The NPPF explains that for plan making taking this means:
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33

34

35

local planning authorities should positively seek opportunities to meet the
development needs of their areg;

e  local Plans should meet objectively assessed needs, with sufficient flexibility to
adapt to rapid change, unless:

- any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in this Framework taken as a
whole;
or

- specific policies in this Framework indicate development should be restricted

On the issue of housing the NPPF is clear about the need for a significant increase in
housebuilding to address existing backlog and meet future needs. Local authorities are

encouraged to “...boost significantly...” the supply of housing. Paragraph 4/ of the
NPPF states:

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

e use their evidence base to ensure that their Local Plan meets the full, objectively
assessed needs for market and affordable housing in the housing market area

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

With regard to affordable housing, paragraph 50 of the NPPF advises that where LPA's
have identified that affordable housing is needed, they should, preferably, set policies

for meeting this need on site.

However, in setting the requirement for affordable housing, regard must be had to the
viability of development. Paragraph |73 advises that plan making requires careful

attention to viability:
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Plans should be deliverable. Therefore, the sites and the scale of development
identified in the plan should not be subject to such a scale of obligations and policy
burdens that their ability to be developed viably is threatened.

3.6 Paragraph |74 goes on to say that the cumulative cost of policy and local standards

imposed on development, including affordable housing.
...should not put implementation of the plan at serious risk, and should facilitate
development throughout the economic cycle.”

NPPF and Design

3.7 The Government's commitment to the importance of good design is set out in

paragraph 56 of the NPPF which states:

....Good design is a key aspect of sustainable development, is indivisible from good
planning, and should contribute positively to making places better for people.

38  The Framework sets out guidance for local planning authorities to plan positively for
the achievement of high quality and inclusive design. On the issue of detailed design
matters paragraph 60 of the Framework states that planning policies and decisions
should not attempt to impose architectural styles or particular tastes and they should

not stifle innovation, originality or initiative.
NPPF and Green Belt

39 Under the heading Protecting the Green Belt the NPPF reaffirms the longstanding aim

of Green Belt policy which is to:

Prevent urban sprawl by keeping land permanently open; the essential
characteristics of Green Belts are their openness and their permanence.

3.10  The NPPF restates the purposes of including land in the Green Belt which are:

e to check the unrestricted sprawl of large built-up areas;

e to prevent neighbouring towns merging into one another;

e to assist in safeguarding the countryside from encroachment;

18



City of York Council Publication Draft Plan January 2018
Galtres Garden Village North-East of Huntington
ygv.1804.0004.Ipreps.ek

e to preserve the setting and special character of historic towns; and

e to assist in urban regeneration, by encouraging the recycling of derelict and other

urban land.

3.1l The NPPF also reaffirms previous Green Belt policy that inappropriate development is,
by definition, harmful to the Green Belt. Paragraph 89 of the Framework reminds Local
Planning Authorities that new buildings should be regarded as inappropriate in Green

Belt.

3.2 When considering any planning application in Green Belt, local planning authorities
should ensure that substantial weight is given to any harm to the Green Belt. 'Very
Special Circumstances' will not exist unless the potential harm to the Green Belt by
reason of inappropriateness, and any other harm, is clearly outweighed by other

considerations (para.88).
NPPF - the Natural Environment

3.13  Paragraph 109 of the NPPF says the planning system should contribute to and enhance
the natural and local environment by minimising impacts on biodiversity and providing

net gains in biodiversity where possible.

3.14  Paragraph | |8 of the NPPF says local Planning Authorities should refuse permission if
significant harm resulting from a development cannot be avoided, adequately mitigated
or compensated for. Opportunities to incorporate biodiversity in and around

developments should be encouraged.
Regional Policy

3.15  The saved policies YH9 and Y| of the RSS relating to Green Belt remain extant and

therefore carry weight. They state:
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Policy YH9, Green Belts

“C The detailed inner boundaries of the green belt around York 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 York sub area
should:

C Environment

[. In the city of York LDF, define the detailed boundaries of the
outstanding sections of the outer boundary of the York Green Belt

about 6 miles from York City Centre and the inner boundary in line
with Policy YH9C”

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

Draft Local Plan Evidence Base

3.16  In the course of preparing the various iterations of the Local plan in the past 20 years,
the Council has produced a number of evidence documents to justify the approach to
defining the Green Belt Boundary. The following documents have informed the

approach to the definition of the Green Belt.

e City of York Local Plan — The Approach to the Green Belt Appraisal (February
2003);

e City of York Local Development Framework — Green Corridors (January 201 I')

e City of York Local Development Framework — Historic Character and Setting
(January 201 I) and Technical Paper Update (June 2013)

e City of York Heritage Topic Paper Update (June 2013)

e Heritage Impact Assessment September 2017

3.17  VWhilst these documents may provide useful technical analysis, they are of course the
evidence base for an un-adopted draft plan and like the draft plan they have not been

subject to public examination. Consequently, they have no statutory basis.
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THE IMPERATIVE FOR ADDITIONAL HOUSING ALLOCATIONS - HOUSING
NEED

This section will:

e assess whether the Council's approach to housing provision will address the

housing needs of the City during and beyond the Plan period;
e assess whether the approach to estimating the quantity of housing is accurate;
e Put forward an alternative housing requirement;
e |dentify a more realistic housing land requirement
Local plan Working Group July 2017

To quote the Inspector who recently carried out an examination of the Poppleton

Neighbourhood Plan

....the planning policy position in York City Council is complex. The general
extent of the Green Belt is particularly complex. This has generated a
challenging context within which the Plan has been prepared.

In order to address the complex context for the assessment of the housing need for

the City this section is set out in 4 stages:

e Stage | summaries the political decisions taken at the Local Plan Working Group

that decided the final content of the Publication Draft Plan;
e Stage 2 sets out our assessment of the Housing Requirement;
e Stage 3 includes our critique of the housing delivery proposed in the Local Plan;

e Stage 4 sets out our assessment of 5-year housing land supply position as at the

time of the representation;

e Stage 5 sets out a summary fo the need for housing for the elderly and care homes
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44

4.5

4.6

4.7

Stage | — The Political Context

Local Plan Working Group July 2017

The updated housing requirement for the City was reported to the Local Plan Working
Group (LPWG) on the 10" July 2017. (There was no equivalent update provided for
the 23 January 2018 LPWG). The report identified an annual housing requirement of
953 dwellings per annum based on evidence provided by the Council's own consultants
G L Hearn in the Draft Strategic Housing Market Assessment. The 953 is composed
of a demographic baseline of 867 dwellings; and an upward adjustment, for ‘market

signals’, of 10%.

The LPWG report stated that the Plan period runs from 2012 to 2033. The Council
acknowledge in the LPWG report that as York is setting detailed Green Belt
Boundaries for the first time, it is also necessary to consider the period beyond the end

date of the plan to 2038 to provide an enduring Green Belt.

On the basis of the LPWG report, the housing requirement for the Plan period 2012
to 2033 was therefore 20013 (21 x 953). The housing requirement need calculation
for the period 2033 to 2037 would be 4,765 (5 x 953).

In calculating the land required to meet the housing requirement for the LPWG report,
the Council had regard to completions to date and unimplemented permissions. The
Council also assumed a windfall completion rate of 169 from year 4 of the plan
2020/21. Having regard to completions, commitments and windfalls, the Council’s
estimate of the remaining housing requirement for the Plan Period presented to the

July 2017 LPWG is set out in Table [:
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Table |: Council's Estimate of Housing Requirement as

presented to Local Plan Working Group on 10" July 2017
Plan period Ist April 2012 to 31* March 2033

Total Need 2012 -2033 (based on 953) 20013

Completions Ist April 2012 to 31st March 2017 3,432

Unimplemented Permissions @ st April 2017 3,758%*
Windfalls (from Year 4) @ 169 pa 2,197%%*
Requirement Remaining 10,626

Source: Local Plan Working Group 10 July 2017
* We believe this to be a misprint and should be 3,578
** For period 2020/21 to 2332/33

48  Atthe Local Plan Working Group, members did not agree with the assessment of the
housing requirement presented by officers. Members instead set the housing
requirement at 867/ dwellings per annum and that was the figure used for consultation

in the Pre-Publication Draft Local Plan in September 2017.

Local Plan Working Group January 23™ 2018

49  The LPWG on the 23 January 2018 considered the representations made on the Pre-
Publication draft plan. The Officers report presented a number of options for the
housing requirement based on the degree of risk for each option. The report reminded
members that they had previously been advised that the Councils independent
consultants had estimated the annual housing requirement to be figure of 867 rising to
953 to allow for a 10% market signals uplift. Members had accepted the 867-baseline

figure for consultation in the Pre-Consultation Draft Plan but not the figure of 953.

4.10  Members were also informed that using the draft methodology for assessing housing
requirement that the Government had consulted on in late 2017, the housing

requirement for the City was estimated to be 1,070 dwellings. Members were advised
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that although this figure was an estimate produced by the draft methodology it

nevertheless indicated the direction of travel anticipated for national policy.

4.1 Members were advised of their statutory duty to ensure the Submission Draft Plan
meets the test of “soundness”. Officer advice was that the direction of travel in national
policy indicated that if the site proposals previously consulted on were increased this
would be a more robust position.  Members were clearly advised that an increase in
the supply of housing would place the Council in a better position to defend the Plan

proposals at the Local Plan Examination process.

4.12  Members were also advised of the options for increasing the housing supply that were

set out in four tables in the LPVWG report. Those options ranged from:
e inclusion of MOD sites (table I);
e the enlargement of allocated strategic sites (table 2);

e the inclusion of previously rejected sites that following further work Officers feel

should be reconsidered (table 3); and

e new sites emerging in response to the consultation on the Pre-Publication draft

plan.

4.13  Appendix A to the LPWG report set out the Officers response to representations
received on the Pre-Publication draft. The Officers assessment of the representations
submitted in respect fo the Galtres site raised only minor points such that the
conclusion of the officers was that this previously rejected site could now be
considered as a “Potential new housing site dllocation” (See Appendix 2 of this

representation)

4.14  Consequently, the site was included in the list of sites in Table3 of the LPWG report
as a site that could potentially be included as a housing allocation to increase the

housing provision to make the Plan more robust.
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4.15 However, despite the advice set out in the LPWG report, Members rejected any

proposal to increase the housing requirement in the Draft Plan and approved only the

inclusion of the MoD sites in Table | of the report.
Council Executive 25" January 2018

4.16  The recommendations of the LPWG were reported to the Councils Executive on the
25" January 2018. Representatives of the promoters of the three largest strategic
housing sites addressed the Executive ((Site ST 7 Land East of Metcalf Lane (845 units);
Sites ST 14 Land West of Wigginton Road (1,348 units); and ST15 Land West of
Elvington Lane (3,339 units)). They informed members that, as proposed in the
Publication Draft Local Plan, the sites were not viable or deliverable without additional
land and some increase in the number of dwellings proposed for each site. The
representative requested that change be made to the Draft Publication Local Plan

before it went to consultation but these requests were ignored by members.
Publication Regulation |9 Consultation Draft Local Plan February 2018

4.17  The Publication Draft Plan proposes a | 6-year plan period with a start date of |** April
2017. This is a change from the report to the July 2017 LPWG that assumed a plan
start date of 2012. This changes the basis of the calculation of the housing requirement.
Completions are not included in the calculation of the housing requirement as the plan
start date (2017/18) is essentially year zero in the calculation. Instead the Council
include an allowance for backlog (or under-provision) for the period 2012 to 2017.

This has implications for the Green Belt boundary discussed later in this representation.

4.18  The housing requirement in the Draft Plan is therefore based on an annual base
requirement of 86/ dwellings to which the Council has added an additional 56 units
per annum to account for undersupply in the period 2012 to 2017 giving a total

requirement of 923 dwellings per annum

4.19  Taking account of these changes, the housing requirement as now proposed in the

Draft Plan is:

25



City of York Council Publication Draft Plan January 2018
Galtres Garden Village North-East of Huntington
ygv.1804.0004.Ipreps.ek

Table 2 Publication Draft Regulation 19 Consuttation Plan

Plan period st April 2017 to 31* March 2033

Total Need 2017 -2032/33 (based on 923 14,768
dwellings per annum 867 + 56))

Unimplemented Permissions @ st April 2017 3,578

Windfalls (from Year 4) @ 169 pa 2,197

Requirement to be provided through allocations | 8,993

420 In addition, to ensure what the Draft Plan considers to be enduring Green Belt
Boundaries, additional land is allocated to meet the annual base requirement of 867
dwellings per annum for the 5-year period of 2033 to 2038 which effectively increases
the housing requirement to be provided through housing allocations to 13,328
((8,993+(867x5)). We consider this (Council) assessment of the requirement
remaining and the housing allocations set out in the Draft Plan to be inadequate for

the following reasons:
() The housing requirement is too low;

(i) The calculation of completions since 2012 is too high (i.e. the Councils estimate

of backlog is too low)
(iii) Outstanding commitments include student housing that should be excluded

(iv)  The assumptions on windfalls are questionable and should not be treated as a

component of the Plan

Stage 2 -The Housing Requirement

421 In our representations on the Preferred Sites Consultation September 2016, we
included an Assessment of Housing Need prepared By Nathaniel Lichfield and Partners.
That Assessment established the scale of need for housing in the City of York based

upon a range of housing, economic and demographic factors, trends and forecasts,
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based on the application of NLP's HEaDROOM framework (For information the NLP

Assessment is included at Appendix 5)

422 The Assessment found that that the OAHN for the City of York was in the range of
between 1,125 dpa and 1,255 dpa. The approach allowed for the improvement of
negatively performing market signals through the provision of additional supply, as well
as helping to deliver affordable housing and support economic growth. Using this range
would have ensured compliance with paragraph 47 of the Framework by significantly
boosting the supply of housing. [t would also have reflected paragraph 19 of the
Framework, which seeks to ensure the planning system does everything it can to

support sustainable development.

423 In the 5-month period since our previous representations, the Government has
published a consultation document on a methodology for assessing housing need that
every Local Planning Authority would have to use when preparing a Local Plan. The
methodology uses the projections of household growth as the demographic baseline
for every local authority area. To this is added an adjustment to take account of market
signals in house prices. Along with the Consultation Paper the Government included
a calculation of the housing requirement for each local authority in the country. The
calculation for York was a housing requirement of 1,070 dwellings per annum. The
consultation paper explains that this should be treated as the starting point for assessing

the housing requirement.

424  Taking a robust and conservative approach, the Government's figure of 1,070 dwellings
per annum is therefore used in our assessment of the housing requirement for the

Local Plan period.
(1) Calculation of completions - Backlog

4.25  The Council has underestimated the scale of the backlog and their annual allowance
of 56 dwellings per annum included for backlog, amounting to 896 over the |6-year
plan Period, is too low. To calculate the backlog, our assessment uses the figure of
953.  This is the housing requirement figure recommended by the Council's

independent Consultants, G L Hearn for the period from 2012 in the report to the
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July 2017 LPWG. We then subtract completions in each year for from 2012/13 to

2016/17 to obtain the backlog.

426 The Local Plan must demonstrate it can provide deliverable sites for the 5-year
tranches within the plan period. Government guidance advises that the calculation of
the 5-year supply must take account of any shortfall from previous years. How far
back the shortfall should be included is a matter of judgement. There is a point at
which unformed households from previous years have been permanently displaced
and therefore the need to accommodate them has passed. For the purpose of this
calculation, and for some degree of convenience, the period from 2012 will be used as
the basis of calculating the backlog. (However, using the RSS requirement 850
dwellings per annum for the period 2008 to 2012 the backlog for that period was

1,607 dwellings which is essentially ‘written off’)

427  In order to calculate the backlog, it is necessary to analyse housing completion data
contained within the Council's Annual Housing Monitoring Updates revealed that after
many years of under provision, completion figures for the year 2015/16 suggested a
surplus. However, the completion figure of |,121 for 2015/16 must be treated with
some caution as it includes 579 purpose-built student accommodation units (Source:
Councils Housing Monitoring Update for Monitoring Year 2015/16). Likewise, the
completions figure of 977 for 2016/17 must be adjusted to exclude 152 student units.

4.28 The Council have included the student units in their completion and commitments
figures based on the definition of dwelling units used in the DCLG General Definition
of Housing Terms. However, this is a misreading of the definition which excludes
communal establishments from being counted in the overall housing supply statistics
but adds that all student accommodation whether it consists of communal halls of
residence or self-contained dwellings, on or off campus, can be included towards the
housing provision in local development plans. Government guidance (which is more
recent than the DCLG dwelling definition) is that student accommodation units can
only be included within the housing supply “...based on the amount of accommodation
it releases in the housing market.” (Planning Practice Guidance Reference ID: 3-038-

20140306).
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429  The Council have not produced any evidence to demonstrate how market housing
supply has been increased by students transferring from traditional private sector
shared housing. Indeed, the available evidence presented in the City of York Council
Strategic Housing Market Assessment June 2016 is that new purpose-built student

accommodation has not displaced students from market or family housing. Paragraph

10.67 of the SHMA states:

We have undertaken some qudlitative research on the student housing
market. This revealed there was an increase in capacity as new purpose-
built accommodation has been built on and off campus. However, it was
discovered that this did not reduce demand for traditional private sector
shared housing.

4.30  In addition, the Council has not demonstrated that students form part of the objectively

assessed housing need nor demonstrated that new student housing accommodation

would contribute towards meeting the housing requirement.

431 Furthermore, case law has established that in these circumstances purpose-built
student accommodation cannot count towards the housing supply Exeter City Council
v Secretary of State for Communities and Local Government, Waddeton Park Limited, The

R B Nelder Trust. Case No: CO/5738/2104.

432 Removing these 579 student units from the completions data reduces the completions
for 2015/16 to 542. Likewise removing the 152 student units from 2016/17 data
reduces the completions for that year to 825. These are the figures used in our

calculation of the backlog in Table 3 below.
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Table 3 Housing completion backlog for the period 2012-2017

Net
Dwellings Less SHMA
Year Added% stud.ent DWI:Iﬁ:];Sni 4 recommended Bsiil:)lﬁi/

(Council units figure

Figures)
2012/13 482 0 482 953 471
2013/14 345 0 345 953 -608
2014/15 507 0 507 953 -446
2015/16 [12] 579 542 953 411
2016/17 977 152 825 953 -128
Total 3432 731 2,701 4,765 -2,064

(i)  Commitments

4.33 We have obtained a list of the planning permissions that make up the Council's
estimate of un-implemented planning permissions. The figure of 3,578 includes 542
student units which, for the reasons stated above should not be included in the housing
provision figures. This reduces the commitments figure to 3,036. A further discount
of 10% should be applied to account for non-implementation of a proportion of these
commitments, giving a more robust figure of 2,732 dwellings for outstanding

commitments.
(iv) Windfalls

4.34  The Councils assessment of housing provision includes an allowance for |69 windfalls
per annum from year 4 of the plan — 2,197 units in total. Guidance in paragraph 48 of
the NPPF is that windfalls can be included in the calculation of five-year supply, i.e. not
as a source of housing supply across the plan period. This is because the supply of
windfalls is variable and including it across the plan period does not provide the
certainty of delivery compared with actual allocations. In addition, once the plan is
adopted and housing allocations confirmed, the pressure to deliver housing through
windfalls should decrease. Other Authorities, most recently Scarborough Borough
Council, have adopted this approach whereby a windfall allowance is identified across

the plan period but treated as a flexibility allowance to the allocations and not included
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in the housing provision. The Scarborough Local Plan Inspector has endorsed this

approach and the plan has now been adopted.

Stage 3 — Critique of housing delivery
Meeting housing demand and delivery targets

4.35 Itis envisaged that a high proportion of the total number of dwellings to be delivered
over the plan period will be derived from the |9 strategic sites identified within the
Consultation Draft. However, there is no real certainty over the rate of delivery that

can be achieved on some of these sites.

4.36  For example, Strategic Site ST | (British Sugar) remains undeveloped despite having lain
vacant and derelict since 2006. A planning application for a scheme of |,100 dwellings
was refused in October 2017. Development can only commence following a 3-year
scheme of remediation. Allowing a for a 2-year lead in following remediation, the first
completions on this site are not likely until 2023. The difficultly in bringing forward
Strategic Site ST5 (York Central) is also well documented. The draft plan envisages
1,700 new houses being built on this site within in the period | to 21 years and at a
projected density which ranges between 95 - 125 homes to the hectare. In line with
the consultation document prepared for this site in early 2016, the projected densities
are to be achieved through the provision of high rise (up to 8 storeys) apartment

blocks.

4.37  With the Plan placing such a reliance on the capability of York Central to deliver high
density development, the impact of high rise blocks on the historic setting of the city is
an important consideration at this consultation stage. Paragraph 154 of the NPPF
advises that Local Plans should be aspirational but realistic. They should set out the
opportunities for development and clear policies on what will or will not be permitted
and where. Only policies that provide a clear indication of how a decision maker
should react to a development proposal should be included in the plan. Therefore,
until the allocation at York Central is supported by this level analysis, the projected

housing yields for the site are considered to be purely aspirational.
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4.38 There is also a question over how the supply of new homes at York Central will be
matched with (the existing) housing demand. The 2016 SHMA for York reveals that
the highest level of demand for market housing in the city is for 2 and 3-bedroom
family homes. There is also significant unmet demand for bungalows amongst retirees

seeking to downsize.

4.39  According to local letting agents surveyed for the SHMA, the crucial gap in supply is
for good quality family homes. However, there is no perceived shortage of flats or
apartments. Based on projections of additional households between the years of 2017
and 2032, the SHMA also indicates that greatest need for market dwellings is for 3-
bedroom homes, at 39.2% of additional dwellings. This is followed by two-bedroom
homes (37.7%) and 4-bedroom homes (16.5%). The need for |-bedroom dwellings is

comparatively low at 6.6%.

440  Whereas the Plan appears to be reliant on the higher densities provided by apartment
living to make a significant contribution to the overall supply of housing, the evidence

presented in the SHMA suggests that this is not where the main area of demand lies.

441 To deliver a wide choice of high quality homes, widen opportunities for home
ownership and create sustainable, inclusive and mixed communities, the advice

contained within paragraph 50 of the NPPF is that local planning authorities should:

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

people wishing to build their own homes);

e identify the size, type, tenure and range of housing that is required in particular

locations, reflecting local demand

442 In its current form, it is not clear how the Preferred Sites and their associated yields
will address this requirement. In addition, the Council powers to secure the proposed

densities are weak.
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Conclusion on Housing requirement

443  Taking all the above factors into account, our estimate of the housing requirement

compared with the Councils estimate as set out in paragraph 4.5 above is:

Table 4 Galtres Garden Village Estimate of Housing Requirement 2017-2033

Plan period st April Councils Estimate Our Estimate
2017 to 31* March 2033
Total Need 2017-2033 13,872 17,120

(based on 867per annum) (based on 1,070 per annum)

Backlog 2012 to 2017 896 2,064
Gross Requirement 14,768 19,184
Unimplemented Permissions @ 3,578 2,732
Ist April 2017*
Windfalls (from Year 4) @ 69pa 2,197 0
Net Requirement 8,993 16,452

444 Itis evident from this analysis that the Council’s estimate of the housing requirement
is significantly flawed and consequently significant additional allocations are required to

address that shortfall.

445  In addition to meeting housing land requirement during the plan period, the Council
also have to exclude land from the Green Belt for development beyond the plan period
to ensure green belt boundaries will endure for some time beyond the Plan Period.
The Council propose to meet this objective by allocating housing land for the period
2033 to 2038. Using the Councils baseline requirement figure of 867, the requirement
for the 5-year period beyond 2033 would be 4,335 dwellings. Using the Government'’s
figure of 1,070 the requirement would be 5,350

446  We have taken the table of proposed allocations from table 5.1 of the Draft Plan.

From that we have applied what we believe to be reasonable assumptions about the
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potential delivery trajectory from each site based on the information provided in the
table and other sources (Appendix 6). For example, we assume no delivery from the

British Sugar site in the first 5 years of the plan for the reasons outlined in paragraph

4,36 above.

447  The allocations in table 5.1 of the Draft Plan amount to 14,985 dwellings for the 20-
year period 2017 to 2038. Our analysis of the allocations indicates the following rates

of delivery.

Table 5 Anticipated rates of housing delivery from Proposed Allocations

Timescale Units Units
Years |-5 3,054

Years 6-10 4807

Years || to |6 4,168

Sub-total | 6-year plan 12,029
period

Years |7 to 21 2,617
Total 2|-year period | 4,646%

* Does not add to 14,985 as some sites delivery extends beyond 2038

448  This simple analysis demonstrates that for the |6-year Plan period (2017/18 to
2032/33) the housing provision is 4,423 dwellings short of our estimate of the housing
requirement of 16,452 dwellings (16,452 — 12,029 = 4,423). For the 5-year period
following the Plan period, the shortfall is |,998 using the Councils figures or 2,733 short

using our figures.

449  What this illustrates is that not enough land had been allocated for development
beyond the Plan period and consequently the Council cannot demonstrate that Green
Belt boundaries will endure beyond the Plan period thus failing one of the fundamental
objectives of Green Belt Policy in the NPPF.  Without additional housing land

allocations, the Green Belt boundaries cannot be confirmed.
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On the previous occasions that Planning Inspectors have considered the Council’s Draft
Development Plan for the city in 2000 and 2010, each Inspector has concluded that

the Green Belt could not be confirmed due to inadequate development land being

identified and there is a risk the current Draft Plan reaching a similar fate.

Stage 4 - 5 Year Supply

Our analysis above demonstrates that the housing land requirement in the for the | 6-
year plan period is significantly flawed. Of equal concern is the lack of supply in the

early years of the plan required to “...significantly boost the supply of housing...”.

Our assessment of the 5-year supply is set out in Table 5 below and is in line with

generally accepted practice. The steps in our assessment are:

| To provide a fair indication of the range of what the 5-year housing land supply
position might be, we use both the Council's housing requirement figure of 86/
dwellings per annum and our assessment of the annual requirement of 1,070

dwellings per annum to arrive at a five-year requirement.

Il. ~ We then add the undersupply assessed against each of the housing
requirement figures for the period of 2012 to 201/. This is known as the
“Sedgefield Method” of calculating the 5-year supply and assumes any
undersupply is made up in the 5-year calculation period and not spread over
the remaining years of the Local Plan. This is the approach favoured by National

Planning Guidance which recommends:

Local planning authorities should aim to deal with any undersupply within the

first 5 years of the plan period where possible.
(NPPG Paragraph: 035 Reference ID: 3-035-20140306 )

. As there has, by any measure, been a period of persistent under-delivery of
housing in York for the past |0 years, we add the 20% buffer recommended in

paragraph 47 of the NPPF.

V. We take our adjusted calculation of unimplemented permissions of 2,732

(Paragraph 4.33 above) above.
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Our assessment of 5-year supply is set out in Table 5 below. We provide 2 variants

of the 5-year supply:

e In the first calculation, our assessment assumes the supply comprises just the
existing commitments. That gives a five-year supply of .53 years based on the
Government's estimate of an annual housing requirement need of 1,070 dwellings

per annum and our assumptions on backlog and commitments.

e The 5-year supply using the Council's housing requirement of 867 and their

assumption on backlog, commitments and windfall is 3.53 years.

In the second calculation we have included our estimate of supply arising from the

proposed allocations from Table 5 above:

e Our estimate of supply from allocated sites in the first 5 years of the Plan is 3,045
dwellings. When this is added to the assumptions about the supply from existing
commitments (3,578 dwellings) and windfalls the five years supply using the Council
figures is 6.28 years and using our figure for commitments (2,732 dwellings), 3.25

years.

e The scale of the deficit in land supply identified by the 5-year calculation is significant
not only in terms of the need to identify more land but also in terms of the longevity
of undersupply. By any reasonable assessment, there has been a significant shortfall

in the provision of housing every year since 2007/08 — | | years in all.

36



4.55

4.56

City of York Council Publication Draft Plan January 2018
Galtres Garden Village North-East of Huntington
ygv.1804.0004.Ipreps.ek

Table 6: Assessment of 5-year land supply

Assessment using Assessment using
Councils Housing Government Housing
requirement of 867 requirement of 1,070

A Requirement (5x867) 4,335 (5x1070) | 5350
Plus Shortfall

B 20122017 (5x56) 280 2,064

C Sub total 4,615 7414

D 20% buffer (Cx.2) 923 (Cx.2) 1,482

| Towlovear ) g 5538 | C+D 8,896
Requirement
Annual . .

F e —— (E +5) [,108 (E +5) 1,779
Supply

< (Commitments) S I

H Windfall 338 0

I 5-year supply (G+H) = F | 3.53 years .53 years
Allocations

J Years | to 5 SIS SHOAS

K Potential supply | G+H+] 6,961 5777
Potential 5-year .

L SUpply K=+F 6.28 years 325 years

The calculation above demonstrates the high level of latent and unmet demand in York
and the precarious nature of the housing supply. In order to achieve a balance between
the housing requirement and housing supply the requirement would have to fall
significantly. On the basis of the background evidence prepared for the Local Plan, this

scenario is highly unlikely.

Alternatively, the requirement / supply balance could be achieved by increasing the
supply on the existing allocated sites in the 5-year period. Again, on the basis of the

evidence available this is less likely. This is because a significant proportion of the draft

37



City of York Council Publication Draft Plan January 2018

Galtres Garden Village North-East of Huntington

yev.1804.0004.Ipreps.ek
housing allocations are large sites that will take several years before they deliver a
significant increase in housing supply and our assumptions already assume a realistic
rate of delivery from each site. There is only so much delivery the market can take or
accept from each site. Increasing the amount of housing on the large strategic sites is
likely to mean that more housing in is delivered later in, or even after, the plan period
and not in the early years of the plan. That rate of delivery is unlikely to increase
without a fundamental adjustment to the business model of housebuilders and
developers. Providing additional allocations that include sites such as the Galtres site
that can deliver houses in the first 5 years of the plan period will greatly assist in

addressing that shortfall.

Stage 5 - The Need for Care Homes

4.57  Planning policy in York is generally favourable towards the development of new care
homes. The 2005 York Development Control Local Plan acknowledges the rising
demand for private care homes and encourages the development of new residential
care facilities to meet local need (Policy HI7). The 2014 York Publication Draft Local
Plan indicates that proposals for residential care facilities and nursing homes will be

supported where they provide suitable high-quality accommodation (Policy H3).

458 A report to the Council's Executive Committee on the 30" July 2015 set out the scale
of the problem facing the Council in seeking to provide new accommodation for the
elderly. The report set out the Business Case for the Older Persons' Accommodation

Programme which amongst other measures sought to:

encourage the development of additional residential care capacity in York
including block-purchase of beds to meet the Council’s needs.

459  The Report indicates that the context for the Programme is that there is a shortage in
York of suitable accommodation with care for older people. This is caused by historic
under-investment and expected growth in the size of the over-75 population of the
city. The 75+ population is expected to increase by 50% over the next fifteen years,
from 17,200 to 25,800. Eighty one percent of York's 75+ population own their own

home.
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4.60  The Older Persons’ Accommodation Programme seeks to begin to address this short-
fall over the next three years, while also facilitating the replacement of Council-run
older persons’ homes (225 beds) which are no longer fit for purpose. Over 465 units
of new accommodation will be achieved through the construction of new Extra Care
and Residential accommodation and the upgrading of existing Council-run facilities.
The Programme has identified a need for larger bedrooms, en-suite facilities, wider

corridors and more social space within residential care homes.

4.61  The Report goes on to say that more is needed to meet the demand generated by
population growth. By 2030 there will be a deficit of 975 units if further provision is

not procured.

4.62  Working with the independent sector is a key component of the Council's Strategy to
provide additional extra care and residential care accommodation. The 30" July 2015

Executive Committee Report states:

Third sector and independent care providers will need to be encouraged and
supported to increase their supply of residential care facilities with high
dementia and/or physical dependency care needs in York. The Council will
need to identify and address any legal and procurement issues surrounding
its use of appropriate grants.

4.63 In the context of rapid growth in the local elderly population, the Galtres village

retirement village would make a significant contribution towards meeting the aims of

the Council's Older Person’s Accommodation Programme.
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5.6

CONSULTATOIN

The present iteration of the Galtres New Settlement grew out of a proposal first
considered in the Preferred Options Draft Local Plan in 2013. That proposal was for
a community of 1,000 homes on a site to the north west of the present scheme. The
site was identified as safeguarded land in the 2013 Plan. That proposal attracted
considerable objection form residents in Earswick and following this, the promoters of
the scheme came forward with an alternative proposal on the Galtres site that was

submitted as proposed allocation to the 2016 Preferred Sites Consultation.

As has been explained earlier in this document, the Council has not accepted our
suggestion that the Galtres scheme be included as a housing allocation in the Local
Plan. Consequently, it has not been possible to gauge public reaction to the proposal

through the various stages Local Plan Consultation.

In order to make the Galtres scheme more widely known, a press release was issued
in December 2017 that attracted considerable coverage in the Local printed press (see

Appendix /) and on radio and local television news reports.

In order to gain further of the public reaction to the proposals, the promoters
commissioned Qa Research to carry out an independent survey of residents in York.
Qa are a York based consultancy providing a range of consultation techniques including
resident surveys and events on behalf of public, private and voluntary sector

organisations.

As well as gauging resident's reaction to the Galtres scheme, the survey also set out to
establish what other issues were influencing people’s behaviour in the housing market
and to identify the barriers that were preventing people from buying or renting a home
in York. The survey also sought to confirm that the type of housing proposed at

Galtres Village was what people required and wanted.

The methodology and survey results are set out in more detail in the Survey report at
Appendix 8. The survey comprised 800 interviews. The survey sough to elicit not just

an opinion of the Galtres scheme but, more generally, people views on housing
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development in the City. For an exercise of this nature, a survey sample of 800 in a

city the size of York is considered robust and representative’.

5.7 In addition to the telephone interviews Qa also carried out 83 commuter surveys
carried out by face to face survey and telephone interviews. This part of the survey
wanted to pick people who commute to York but do not live here to ascertain how
issues around housing provision and affordability were contributing to commuting

patterns.

58  Akey point of the survey is that is it obtained responses from residents in every ward
in the City, which is important when gauging the level of support for a strategic housing

site that will serve the needs of the whole City.

59  The research outlines the views of a representative sample of residents living the City
of York Council area and the findings can therefore be seen as reflecting the views of

the population as a whole.

5.10  Residents overwhelmingly believe that there is a need for new homes in and around
York, mainly to serve the needs of the existing population but also to provide housing
for those who wish to move into the area to live or work. In total, eight-in-ten agree

that affordable housing should be ‘a top priority for the Council’

5.1 It'salso clear that the desire for new housing is driven by a need for affordable housing
(both to buy and to rent), particularly smaller houses of [-3 bedrooms. In contrast,

less support exists for apartments and larger houses with 4 or more bedrooms.

512 Reflecting this, a third of York residents feel that they know someone who has had to
move out of York and commute back in, but who would actually prefer to live in and
around the City if they could and this situation was felt to be driven by housing being

too expensive to buy or rent.

513  Itis evident that the proposed Galtres Garden Village development has gained some
awareness amongst York residents, as one-in-four (24%) indicated that they had heard
of the proposal before the interview. Respondents were provided with plans and / or

a description indicating the location of the scheme.
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5.14  When asked how far they support the scheme, there was generally support, with 30%
giving the top scores of 9-10 out of 10 and a further 35% giving scores of 7-8 and an
overall mean score of 7.1 out of 10. Younger respondents in particular (aged under

35) offered the strongest support, perhaps reflecting the fact that this age group faces

the biggest housing challenges (for example, the majority rent their home).

5.15  However, perhaps the most revealing finding in this survey is that /6% would like to
see the proposed development included in the City of York Council Local Plan and

only /% said with certainty that they would not.

5.16  This is despite the fact that when asked to consider the planned location, the research
recorded mixed views on how appropriate this was for housing development. That
said, the majority of respondents (55%) indicated that they felt it was ‘appropriate’, a

significantly higher proportion than felt it was ‘not appropriate’ (15%).

5.17 Notably, although the site wasn't universally seen as being suitable for housing
development, there is evidence that some who feel that it isn't appropriate would
actually support the GGV nonetheless and respondents who said it was ‘not
appropriate’ were actually more like to say they would like to see it included in the

CYC Local Plan than not see it in there.

5.18 Based on the descriptions included in the survey, respondents could readily identify
aspects of the scheme that they ‘liked’” and a range of different things were chosen.
Specifically, this included individual amenities such as the primary school, doctor's
surgery, care home and leisure facilities as well as the inclusion of affordable housing.
However, in a more general way respondents made comments relating to the
development and creation of a community and referenced these individual facilities as

an integral part of this.

5.19  Based on the detail included in the survey, respondents identified fewer elements that

they disliked’, focussing mainly on concerns around traffic and congestion.

520  The results of the surveys show a high level of agreement that more housing is needed

in the City, particularly affordable housing and that the lack of suitable houses coupled
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with high house prices is forcing people from York to live elsewhere. There was

general support for the Galtres scheme and support for it to be included in the Local

Plan.
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6.0

6.

6.2

6.3

6.4

6.5

GALTRES GARDEN VILLAGE - ASSESSMENT OF TECHNICAL ISSUES
Green Belt

The calculation of the housing requirement in the previous section above demonstrates
the high level of latent and unmet demand in York and the precarious nature of the
housing supply in York. In order to achieve a balance between the housing
requirement and housing supply the requirement would have to fall significantly. On
the basis of the background evidence prepared for the Local Plan, this scenario is highly
unlikely. In the absence of an adopted Local Plan, some considerable confusion

surrounds the status of the Green Belt.

Much of the commentary relating to the Green Belt speaks from a position that
assumes the Green Belt boundaries are fixed in an adopted plan and that any
suggestion that sites should be allocated for development will result in land being taken
out of the Green Belt (in which case the second sentence of paragraph 83 of the NPPF
would apply ie. Green Belt boundaries should only be altered in exceptional

circumstances).

This is, however, an erroneous assumption because the Green Belt boundaries around

York are being defined (or established) for the first time. They are not being altered.
In this case, paragraph 85 of the NPPF is therefore the Key advice to eh be considered.
In defining/ establishing boundaries the Council must meet the identified requirement
for sustainable development i.e. it must allocate land to meet identified needs for

housing, employment, leisure etc... and other needs.

In other words, it is not a question of what land should be taken out of the Green Belt.
The Council is at the point of deciding what land should not be included in the Green

Belt in order to meet the identified requirements for sustainable development.
The purposes of Green Belt

In order to determine whether it is appropriate to allocate the site to meet the
development needs of the City and exclude the site from the Green Belt, the site is

assessed against the 5 purposes of the Green Belt:
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|. To check the unrestricted sprawl of large built-up areas
6.6 The allocation of the site will assist in meeting identified requirement for sustainable
development. The allocation of the site will enable the Council to define Green Belt
boundaries that will endure beyond the plan period and therefore check the

unrestricted sprawl of the larger urban area.
2. To prevent neighbouring towns merging into one another

6./ The Council Green Belt appraisal indicates that the site does not perform an important

role in preventing neighbouring town merging into one another.
3. To assist in safeguarding the countryside from encroachment

6.8  The allocation of the site will assist in meeting an identified requirement for sustainable
development. The allocation of the site will enable the Council to define Green Belt
boundaries that will endure beyond the plan period and therefore safeguard the

countryside from encroachment.
4. To preserve the setting and special character of historic towns

6.9 In the Council's Green Belt Appraisal, the site is not identified as being important to
the setting or special character of the City (confirmed by our Heritage Appraisal). It is
not Stray Land, Green Wedge, an area preventing coalescence, a river corridor or as
an area retaining the rural character of the city. This is also confirmed by the landscape
appraisal submitted with the representation which confirms that there will be no
significant effects on views of the York Historic Core and its context, nor significant
effects on views from the Historic Core. Therefore, there is no risk to the setting and

special character of York as a historic city.

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

6.10  There are few areas of York in need of regeneration. Most, if not all, of the few
remaining brownfield sites have planning applications pending or redevelopment
proposals outstanding. In view of the scale of additional house allocation required to

meet the objectively assessed housing needs of the City, significant additional housing
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allocations are required. In this context the development of the site will have no impact

on the viability of remaining brownfield sites in the City.

Safeguarded Land

6.11  Paragraph 85 of the NPPF advises that when defining Green Belt boundaries for the
first time, local planning authorities should identify areas of ‘safeguarded land’ between
the urban area and the Green Belt, to meet longer-term development needs beyond
the plan period and make clear that the safeguarded land is not allocated for

development at the present time;

6.12  As has already been stated, the Green Belt boundaries around York are being defined
(or established) for the first time. They are not being altered. The Council is at the
point of deciding what land should not be included in the Green Belt in order to meet

the identified requirements for sustainable development.

6.13  Critically, the Council will have to demonstrate to a Local Plan Inspector that the Green
Belt boundaries will not have to be altered at the end of the plan period. It can do
this by including in areas of safeguarded to meet development need beyond the plan
period. The 2013 Preferred Options Draft Local Plan sensibly included a reasonable
amount of safeguarded land to ensure the proposed Green Belt Boundaries would
remain permanent beyond the Plan period. Unfortunately, this sensibility appears to

have been abandoned in the latest further site consultation document.

6.14  The previous two Planning Inspectors in 2000 and 2010 both dismissed the draft
Development Plan due to a lack of evidence confirming that Green Belt boundaries
would endure beyond the Plan period. Questions about the permanence of the Green

Belt boundary beyond the plan period have also been raised by Selby District Council.

6.15  The omission of this key component of the Local Plan spatial strategy is a serious
weakness and may well result in the Plan being found unsound, particularly as the Plan
period is only up to 2033 and from the point of anticipated adoption in 2019 will only

be a [4-year plan.
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Highway Impact and Access

6.16 A transport statement (Appendix 9) sets out the transportation strategy for the
proposed new village. The proposed vehicular access strategy provides access directly
from North Lane via two new roundabout junctions, one approximately 800m and

[,100m east of the North Lane/A 1237 roundabout junction.

6.17 In addition to all modes of travel access via the proposed reconfiguration of the
Al1237/North  Lane roundabout junction, a further site access solely for
cyclists/pedestrians is proposed via a Right of Way of Strensall Road to the west of the

site, linking to the north-west comer of the site.

6.18  Within the site, connectivity will be provided for all modes of travel in line with good

design principles of Manual for Streets and Manual for Streets 2.

6.19 A Strategy has been defined that identifies possible measures and features that could
enhance the provision for modes other than the private car such as walking, cycling
and public transport. The site is located with employment, leisure and educational
facilities nearby to again minimise journey lengths. Furthermore, by providing a
development with a mix of both residential and employment land uses it will assist in

minimising the need to travel by the private car.

6.20  Following our representation to the Pre-Publication Local Plan, the Council re-assessed

the transportation aspects of the scheme and concluded that:

At a strategic level there is currently no evidence that transport should be
considered to be a ‘show stopper’ for this site — provided that effective
measures to both to reduce car trip generation and to mitigate against the
impact of the residual car trips are put in place.

6.21  The Council draw attention to the need for discussion with Highways England to clarify

the arrangements of the North Lane junction with the A64.

6.22  The Transport statement has been updated to respond to the comments raised by
the Council. With regard to the suggestion of discussion with Highways England,

proposals for the dualling of the Aé4 are currently at an early stage and the HE are not
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in a position to advise what the implications are for the junctions of North Lane with

the A64.

6.23  With regard to the query about the width of North Lane, the carriageway varies in
width, however, it has a general width of 6.0 metres. There are wide verges either side
of the carriageway both of which are adopted, therefore if the Council deem that

North Lane needs to be widened then this would be possible.

6.24  The transport report has comprehensively addressed all the technical issues raised in
the Technical Officer Assessment of the site and it can therefore be concluded the site
access arrangements are feasible and deliverable and accord with National and
emerging Local Plan policies. The Report has demonstrated that suitable safe access
can be provided and that the site would be able to provide local services on site
including a new primary school and local shops that will promote sustainable travel

choices.
Landscape

6.25 A Landscape Capacity Study (Appendix 3) has been prepared to consider the capacity

of the site and surrounding landscape to accommodate the proposed development.

6.26  The findings of this study indicate that the Site and its landscape has the capacity to be
integrated with the existing mosaic of settlements and intervening landscape structure

locally for a potential housing development. This is because:

e The Site is well contained by mature hedgerows and has limited openness, one of
the essential characteristics determined by the NPPF for Green Belts. This is due
to the existing boundaries enclosing the site and internal field patterns surrounding
and compartmentally breaking the external and internal views of the site. These
landscape elements consist of mature (high) outgrown hedgerows and hedgerow

trees and mature solitary trees spread in an east to west alignment.

e Due to the enclosed nature of the site and existing permanent roadside boundaries

and linear, existing open landscape corridors free of development and settlement
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coalescence, there is little current risk of unrestricted sprawl of existing adjacent

settlements or expansion of the proposed development in the future.

e Proposed boundary treatments around the site will assist in safeguarding the

countryside from further encroachment.

e The findings of the ZVI, and subsequent survey and analysis of selected viewpoints
surrounding the site, indicate that the Site is very well contained and any potential
housing development here will only be seen when in close proximity to the western

and southern boundaries of the site and from along the A1237 road corridor.

e In particular, there will be no significant effects on views of the York Historic Core
and its context, nor significant effects on views from the Historic Core. Therefore
there is no risk to the setting and special character of York as a historic city, the

Minster and its Castle Tower.

e The ZVI also indicates there will be views of the Site from the eastern fringe of
Earswick and Huntington and Willow Grove to the north, although this would be
from the rear of properties that are located on the eastern side of Strensall Road
and also the southern side of Willow Road. This is due to the flat nature of the
landform so views are reliant on the form and structure of the local landscape
features. Consequently there will be limited impacts on the setting of Earswick and

Huntington as a whole, or their setting and local character.

e The new development will embrace the principal of Green Infrastructure with the
creation of a Village Heart, linking to existing retained hedgerows, green corridors,

water features/habitats and proposed open space and garden areas.

The officer assessment of the scheme presented to the 23 January 2018 LPWG
(Appendix 2) acknowledged that the scheme had been moved eastwards to address
concerns that ir could be perceived as an urban extension rather than a separate village.
However, the scheme has similar characteristics of the site north of Clifton Moor that
the Council consider to be a separate settlement. The perception of separation

between Galtres Village and the built up area beyond the ring road, including the
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proposed ST8 allocation, is real and strengthened by the proposed landscaping on the
boundaries of the scheme. Furthermore, as the Officer assessment acknowledges, the

Al1237 ring road is on a southwest trajectory at this point, thus rapidly pulling it away

from the proposed allocation.
Ecology

6.28 The local ecology context is assessed in the Ecology report at Appendix 0. The
habitats within the Application Site comprise a farm yard, arable and pastoral
agricultural land bounded by hedgerows and young plantations. There are no statutory

or non-statutory sites within the site boundary.

6.29  The surrounding habitat is potentially important and the proposed development may
impact upon mobile species. Consequently, the extended phase | assessment also
targeted the following species relevant to the Application Site and proposed

development:

e Bats

e Great crested newts

e Badger
e Birds
e Reptiles

e Hedgehogs

6.30  The extended phase | survey and ecological assessment recommends the following

phase 2 surveys to ensure that a comprehensive study is undertaken:
e Bats

0 It is not possible to predict the full pre-, mid-development and long term
iImpacts on bat populations based on daytime surveys conducted in July. In
order to prevent any potential impacts occurring to bats present, it is
recommended that an activity survey (emergence and dawn) are

completed in spring/summer (May to August) period. This will provide
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further information on bats at the site and must target any buildings or trees

which are to be demolished or felled which have potential to support

roosting bats.

0 Boundary features, woodlands, scattered trees and rough grassland habitats
is suitable for foraging and commuting habitat. In order to determine the
value of this habitat to commuting and foraging bats, bat transect surveys
should be undertaken between April and October. This will enable
targeted management on site, retention of optimum bat habitats including

dark corridors and enhanced foraging and dispersal routes.
e Birds

0 The Phase | survey recorded habitats potentially valuable to protected
and/or birds of conservation concern. Wold Ecology recommends a
breeding and winter bird survey is undertaken to establish the breeding
status of Protected Schedule | species and Species of Conservation

Concern/BAP species within the Application Site.
e Great crested newts

0 A great crested newt survey was undertaken during 2014 and no great
crested newts were recorded within the ponds on site. As the report is
valid until spring 2017, it is recommended that the presence absence survey

is undertaken to provide current survey data for the site.
e Badgers

0 A badger survey was undertaken during 2014 on adjacent land and no
badgers were recorded. As the report is valid until spring 2017, it is
recommended that additional badger surveys are undertaken to provide

current survey data for the site.
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In addition:

e Any trees, shrubs, buildings and vegetation to be removed should be cleared
outside of the bird nesting season (i.e. clearance should be undertaken between
mid-September and early February inclusive) or be carefully checked by an
ecologist to confirm no active nests are present - prior to removal during the
summer period. If nesting birds are found during the watching brief, works will need

to stop until the young have fledged.

6.31  Following our representation to the Pre-Publication Local Plan, the Council re-assessed
the ecology aspects of the scheme and commented. The Officer assessment was that
the maim issue to consider was the potential impact on Strensall Common SAC, which
although to the north, may receive adverse effects as a result of increased recreational

pressure.

6.32  However, Strensall common is some |.6km to the north of the site and accessible via
a public footpath that would run through Galtres Village.  The potential impact is
therefore considered to be limited, particularly as the scheme will provide recreational
space and playing fields within the scheme and, more particularly in the form of a
Country Park that will provide opportunities for recreation. An updated habitat

regulation assessment is provided with the representation.
Archaeology

6.33  An initial desktop appraisal (Appendix | |) has identified records indicating prehistoric
and Roman remains within the landscape surrounding the site. There is no evidence
for modern activity within the site (e.g. quarrying or large-scale industrial works) that
would preclude the presence of archaeological remains. As such, there is the potential
for as yet unknown archaeological remains to be present on the site, most likely relating
to the prehistoric or Roman periods. In order to further inform the assessment of the
archaeological potential of the site and to support any future planning application the

following staged approach is recommended:
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e Desk Based Research in order to provide a detailed analysis of the historical

development of the Galtres Farm site, and to identify the extent to which the new

development may impact on any below ground archaeological potential.
e Geophysical survey following the desk-based assessment.

e Trial trench evaluation would then be carried out in order to target any anomalies
of an archaeological nature indicated by the geophysics and to test any ‘blank’ areas

to ensure that they contain no archaeology.

6.34  Subsequent to evaluation and planning permission, if archaeological remains were
found to be present, the impact of the development on them would need to be
mitigated through excavation, watching brief or preservation in situ. The above staged
approach would be carried out and the scope defined in consultation with the City of

York Archaeologist.
Heritage — Setting of the City

6.35 A Heritage Assessment produced by Humble Heritage to assess the impact of the
Galtres Village scheme on the setting and character of the city is included at Appendix
12.

6.36  The assessment followed the same methodology that City of York Council have
employed to assess other potential development sites. This methodology is based on
the Heritage Topic Paper produced as part of the local plan process (revised in 2014)
which summarises the heritage significance of the City of York and the many thousands

of designated and non-designated heritage assets within its boundary.

6.37  The Heritage Topic Paper identified six ‘principal characteristics' of the City of York's
historic environment, further broken down into a variable number of 'character
elements’. The City of York Council have assessed other local plan sites according to a
tabulated list of six principal characteristics and their character elements, and this

methodology has been followed for the Galtres site.
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6.38  The heritage Assessment concludes the proposed development will have no impact
on the majority of character area elements, and for the four character elements on
which there will be an impact this will be at the lower end of the scale, with mitigation

possible. This compares very favourably with the other sites assessed by City of York

Council in their Heritage Impact Assessment Annexes published in September 2017.
Flood Risk and Drainage
Surface Water

6.39 A drainage assessment tis provided at Appendix |3 of this submission. The EA Flood
Map shows that the site is located in Flood Zone |, which is land that is not liable to
flooding ina | in 1000 year flood event. Flood Zones refer to the probability of only

sea and river flooding, ignoring the presence of existing defences.

640  The surface water drainage scheme will aim to reduce the potential for increased flood
risk in the area and beyond through the layout and form of the development, and the

appropriate application of sustainable drainage systems.

641  Preliminary desk top investigations suggest that the natural soils in the area of the site
are predominantly clay and are unlikely to be suitable for the design of point soakaway

drainage systems.

642  Sustainable drainage systems will cover the whole range of sustainable approaches to
surface drainage management. They will be designed to control surface water runoff

close to where it falls and mimic natural drainage as closely as possible.

643  Consideration will be given to the existing natural land drainage systems on site and
beyond, the indicative site layout indicates that extensive areas of open spaces are
available around the development for on-site surface water balancing features such as
swales and attenuation lagoons prior to controlled discharge to the existing points of

discharge to the River Foss.

644  Surface water can therefore be attenuated and controlled on site to discharge from

the development at existing run off rates.
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645  Strategic and site-specific flood risk assessments, and design to manage residual flood

risk, will be undertaken in the future at relevant planning application stages.

646  Surface water sewerage systems will be offered for adoption by Yorkshire Water

Services.
Foul Drainage

647  Existing foul water sewers are shown on the Yorkshire Water sewer network plan.
The foul water drainage is likely to comprise local gravity drainage to a pumping station

to lift and transfer flows to an existing foul outfall offsite.

648  Itis proposed that foul water drainage will be discharged to adopted sewerage systems
in or adjacent to Earswick Village, together with any necessary enhancement in capacity

of existing sewerage systems.

649 A strategic approach will be undertaken to foul water drainage for the site in
conjunction with other possible residential development in the adjacent Earswick and

Huntington areas.
Proposed dualling of the Aé4

6.50 Highways England are developing a scheme to dual the A64 from the Hopgrove
roundabout to the duelled A64 at Barton Le Willow. The Agency has issued a plan
for consultation showing the extent of land that may be required for easements during
construction or for the actual dualled carriageway. The outer edge of the consultation

area includes a small area at the eastern end of the proposed Galtres settlement.

6.5 At present it is considered unlikely that this land will be required in perpetuity for the
dualled A64. However, in the event this land was required, the Galtres scheme can
be amended to include some additional land to the north to maintain the size of the

settlement. This is shown on the plan at Appendix 4.

6.52 The need for any update of the technical reports cannot be determined until the
proposals for the Aé4 dualling are confirmed. However, an initial view was sought

from the technical consultants on the potential impact of this amendment to the
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scheme. The conclusion from all the technical consultants is that this amendment is

unlikely to fundamentally alter the conclusions in their technical reports. The responses

are included with the Plan at Appendix 4.
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7.3

74

7.5

SUSTAINABILITY ASSESSMENT

This section of the report assesses the proposed site's suitability in relation to
sustainable access to facilities and services. [t covers the criteria outlined in Criteria 4a
of the site selection methodology used by the Council for the aborted Publication Draft
Local Plan (2014). Also included are comments in relation to water, electricity and gas

infrastructure.

The population of the proposed development would be in the region of 4,117/
residents, based a standard 2.4 residents for the 1,689 dwellings plus 60 occupants for
the extra care accommodation. This figure is assumed to be an average amount given

the mix of housing and retirement living.

Nursery Care Provision and Primary School

The site lies within the catchment of Huntington Primary School, located on North
Moor Road approximately Ikm to the south west of the site. There is very limited
existing capacity at the Primary School to accommodate more pupils and little scope
for expansion of existing facilities (although extant planning permissions in the area
have included requirements for Section |06 contributions for a 2-to-3 classroom

expansion at the school).

The nearest children’s nursery is Huntington Pre-School, based at Huntington Memorial
Hall on Strensall Road approximately 650m to the west of the site. Other nurseries
are located in New Earswick at Hartrigg Oaks (‘Little Acorns', approximately [.8km
away) and at Huntington Road (‘Sunshine Day Nursery’, approximately 2.2km), and at
Calf Close in Haxby (‘Theresa’s’, approximately |.75km).

The proposed development would allow for a new primary school to be provided on-
site, and the Masterplan illustrates a two-form entry primary school located within the
western boundary. The entirety of the proposed site would lie within 800m of the
new school boundary, and the vast majority of the Garden Village dwellings would be
within a 400m radius. Safe access to and from these areas would be secured through

appropriate pedestrian/cycle links.
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7.6 There is scope for nursery care provision to be provided on-site, and this could be
provided as part of the new primary school development. Provision for nursery
education could otherwise be made through developer contributions in accordance
with Council toward foundation stage education in accordance with Council guidance

and need in the area.
Secondary School

/.7 The site lies within the catchment of Huntington Secondary School, which is located
on Huntington Road approximately |.6km away, and to the south of the A1237. The
school has limited capacity to accommodate the demand for places generated by new
housing development. It is recognised by the Council that delivery of the level of
housing proposed at Strategic Sites ST8 (Land north of Monks Cross) and ST/ (Land
east of Metcalfe Lane) would together require contributions toward a new secondary

school serving this sector of the city.

7.8 The provision and location of a new secondary school will be subject of further detailed
assessments and viability work as the Local Plan progresses. However, Galtres Garden
Village would clearly provide further critical mass and significant additional developer
contributions to assist in delivering the new facility, which will be vital to ensuring the

viability and sustainability of growth proposed for the area.

79 Children attending Huntington Secondary from the Garden Village could be
transported to and from the school using the existing contracted bus system which
serves Strensall.  While it would be subject to further detailed viability work, the
location of a new secondary school would be expected to be in a sustainable location
within or in close proximity to one of the strategic sites in this area, and that the school

would also be served by a contracted bus service.
Higher and Further Education

7.10  The principal tertiary education sites — York College, York St John University and
University of York — can all be reached by service bus. Strensall Road is served by bus

services which run at a 20-minute frequency to and from the city centre, and a bus
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stop is located 700m from the proposed pedestrian access route over the Al237.
From the city centre, York St John University is within easy walking distance and onward
links are available to the University of York campuses at Heslington and to York

College. A “college coach” from Kirkbymoorside calls at Strensall to pick up passengers

for York College, providing an alternative to service buses.
Neighbourhood Parade

/.11 There is a very limited range of shops and community facilities within Huntington and
Earswick. Huntington has a Post Office, small convenience store, pharmacy, public
house, library and two community halls. There are no shops or other community
facilities in Earswick. A full range of retail facilities are provided at Monks Cross

shopping centre approximately 2km to the south of the site.

7.12  The masterplan for Galtres Garden Village includes a 3.4%ha plot which would provide
retail and community facilities and could include a convenience store, newsagents,
hairdressers, etc, depending on the commercial uses that come forward. Our
assumption is that there will be demand for these units by businesses that see
opportunities not only to provide a service for the Garden Village but also for the
existing residents of Earswick village / occupants of adjacent developments. It is
considered that the site is sufficiently large to enable a range of potential community
facilities and uses to be provided, and viable commercial floor space can be provided

to accommodate the uses.
Supermarket / Range of Services Within Parade

/.13 The layout and positioning of the retail units on the site will be designed so that it will
be relatively straightforward to combine individual units to create a larger convenience
store if necessary. There will be sufficient flexibility to ensure that a good mix of
services will be available, whether as part of one larger retail unit or alternatively as self-

contained specialist uses within the remaining retail units.

Doctors and Dentist Surgeries
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/.14 Huntington has two doctors surgeries located. The nearest dentist is located on

Huntington Road approximately 2.5 km from the site.

/.15 The cumulative impact of approved and proposed residential development in the
locality may result in the need for further local health services. Additional capacity can
be provided in a range of ways, including expansions of existing surgeries, branch
surgeries, extended opening or alternative services. These may also be combined with
other primary care and community services provision.  Within the proposed
development, one or more of the proposed retail units could be provided as a doctor’s
surgery and/or a dentist’s surgery. Should a requirement for new health facilities within
the site come forward through further discussion, it would be the intention of the
developers to incorporate suitable floor space for a surgery or other appropriate health

service into the layout.
Open Space and Type

/.16 The nearest existing open space provision is located 650m from the site in Earswick,
and comprises significant areas of open space adjacent to the Earswick Chase
development which include football pitch, tennis courts, a children’s play area, exercise
equipment and a scented garden. The Huntington Sports Club playing fields are
approximately 750m to the western boundary of the site. The Huntington Draft Parish

Neighbourhood Plan identified provision of additional recreation facilities as a priority.

7.17 A range of open space types will be provided within the proposed site boundaries.
The principle governing the development of the site is that it should be a landscape-
led sustainable community, following the example of New Earswick and, more recently,
Derwenthorpe. The masterplan incorporates extensive amenity space including
provision of east-west green links ensuring retention of hedgerows which could also
provide opportunities for children’s play areas in accessible and safe locations, as well
as significant area for a potential country park to the west of the development area. In
addition, the masterplan includes a new village green/sports pitch linked to the new

primary school.
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/.18  Itis considered that the development would be capable of meeting the Council’'s open
space standards for residential developments through on-site provision, which would
provide a significant level of greenspace/open space for existing and new residents. [t
is also recognised that the Huntington and New Earswick ward is currently deficient in
a number of open space typologies, and that the development would provide

opportunities to improve facilities in the area.
Water Supply

/.19 Yorkshire Water is responsible for the water utilities infrastructure for the York area,
and has a duty to provide water supply to development identified in adopted
development plans. The proposed site is located close to established water supply
infrastructure serving existing development. In previous consultation for the Local Plan,
Yorkshire Water indicated that potential requirements for new on- and off-site water
mains or localised reinforcement of existing infrastructure to serve housing at site

allocation level would not represent a significant constraint to development.
Electricity

720 Northern Powergrid is the distribution network operator for the York area, responsible
for the distribution system that delivers electricity from the National Grid transmission
network to homes and businesses. Northern Powergrid will meet demand from
requests for new connections, and will plan for growth considering published local
plans. Previous consultations for the Local Plan did not identify any major capacity
constraints, and while the level of individual site allocations may require some
reinforcement of the distribution network systems, this would not provide a barrier to

development.
Gas

721 The gas distribution operator for the York area is Northern Gas Networks (NGN),
which has a statutory duty to supply new customers. NGN has indicated that gas
supply and connection are not constrained in York, and that its systems are robust

enough to be able to supply future development. The proposed site would connect
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to existing low-pressure network, and while exact connection points would be
established through the development process, no issues are anticipated in supply or
connection. In earlier Local Plan consultations with the Council, NGN identified a
potential need to reinforce the network to the north east of the York area (i.e. the
supply which feeds up to the Strensall area). However, this was not considered a
significant constraint by NGN as any required upgrade would be achieved as part of

its ongoing development and maintenance of the network.
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8.0

8.1

8.2

8.3

8.4

VIABILITY AND DELIVERY

In view of the persistent under delivery of housing in York for almost a decade, certainty
about the delivery of new housing allocation is paramount. In particular, the delivery
of affordable housing has become a pressing priority as low rates of market housing
completions over the past 10 years has significantly reduced the supply of affordable

homes secured through Section 106 agreements.

The viability of the scheme has been appraised using the methodology set out in the
Council's Viability appraisal prepared by Peter Brett. The scheme is viable and can
deliver the Councils aspiration of 30% affordable housing. The viability appraisal will

be made available to the Council and Inspector upon request.

The Galtres Village Development Company (GVDC) is making a unique offer to the
Council for the delivery of the scheme and in particular the delivery of a significant
tranche of affordable housing the early years of the scheme. This offer is set out in

detail in the Prospectus for Delivery at Appendix 15.

This is an offer to secure a powerful partnership between a substantial land owner,
Galtres Village Development Company (GVDC) with the council and the Homes and
Communities Agency (HCA).

e We are offering to deliver all the affordable homes to the council or its newly
formed development company and not sell to another housing provider. We invite
the council to participate in the design, specification and delivery of these homes
at a price which will be affordable, creates an asset for the future and will deliver
new homes for the people of York in a comparatively short timeframe. In the
event the Council are not able to take up this offer, GVDC will partner with a

registered social housing provider to deliver the affordable housing.

e Secondly to invite the council to actively participate in the design of their new
homes and will invite a representative to be an active participant in the GVDC

board.
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e Thirdly we wish to see the new homes become a long-term asset for the council

or its development company, providing much needed revenue and reducing

housing and care costs elsewhere in the city.

e We can provide homes for low-paid families at a size and price point which suits

them.

e Finally, we will be able to fast track this development if we were to enter into a

separate contract to build the homes.

e Working with the CITB, local educational establishments and others we can
together tailor a training and employment program which meets the needs of local

people.

e We will work in partnership to maximise the learning experience this scheme will
offer and will encourage apprenticeships in other elements of construction too such
as project management, property development, architecture, civil engineering,

marketing etc.

e working together we will want them to continue on the working / learning road so
that higher educational qualifications and degrees should become available to those

who thought this level of education was unaffordable.

An Infrastructure Delivery and Phasing strategy at Appendix |6 has been prepared to
outline how the scheme will be delivered over time. It describes how and when
infrastructure will be delivered and how the construction process will be managed. The
strategy is in draft and will essentially be a travelling document that can be updated as
the delivery of the scheme evolves. The document reinforces the point that the

scheme can be delivered and is viable.
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9.0

9.1

9.2

9.3

9.4

9.5

9.6

CONCLUSIONS

There is a clear imperative for the Council to “...significantly boost the supply of

)

housing....” as required by the NPPF. The draft Local plan does not achieve this
objective.  More recent Government housing requirement figures for York and our
analysis demonstrates that the Draft Plan will have to allocate land for more than over
4,400 additional houses in the Plan period to 2033 ((Our estimate of house

requirement of 16,452 (Table 4) less our estimate of delivery 12,029 (Table 5))

The draft plan has not demonstrated that the proposed Green Belt boundaries will
endure beyond the plan period. Additional land will have to be excluded from the
Green Belt either through allocations and/ or safeguarded land to provide robust Green

Belt boundaries for at least 10 years beyond the Plan period.

The proposed new settlement — Galtres Village - can address both these shortcomings
of the Plan. An opinion survey has clearly established that residents of York
overwhelmingly believe that there is a need for new homes in and around York, mainly
to serve the needs of the existing population but also to provide housing for those
who wish to move into the area to live or work. In total, eight-in-ten agree that

affordable housing should be ‘a top priority for the Council’

The survey also established general support for the Galtres scheme, with 30% of
respondents giving the top scores of 9-10 out of 10 and a further 35% giving scores of
7-8 and an overall mean score of 7.1 out of 10. Younger respondents in particular
(aged under 35) offered the strongest support, perhaps reflecting the fact that this age

group faces the biggest housing challenges (for example, the majority rent their home).

However, perhaps the most revealing finding in this survey is that 76% would like to
see the proposed development included in the City of York Council Local Plan and

only 7% said with certainty that they would not.

The Galtres Garden Village will be an urban extension to York which echoes the
“garden village” ethos of New Earswick and Derwenthorpe, with housing set in well

landscaped surroundings as part of a low-carbon development. The proposed
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allocation will deliver a high quality, sustainable residential environment that will provide

a minimum of 30% of its dwellings as affordable housing.

9.7 It is considered that the proposed vehicular accesses to the site can be delivered in
such a way that the highway network is not compromised. A dedicated cycle route
through a proposed linear park to the west of the site will provide direct access to
Huntington. The development will not harm the City's historic character or setting nor

adversely affect other interests of acknowledged importance.

9.8  The Galtres Development Company will deliver affordable housing in an innovative
way that will provide significant benefits form the City. The development company
proposes to work in partnership with the Councils recently established development
company to deliver major tranches of affordable housing directly to the Council's
housing stock in the early years of the scheme. Our objective is to provide affordable

housing at a cost to the Council.

9.9 Community facilities can be provided early in the development programme, thus
creating a primary school, retail and other outlets which will constitute a significant

benefit to the development's residents and to local population who access the site.

9.10  The land is available, the development is achievable, and the scheme can deliver almost
1,753 dwellings and in a range of affordable and market housing and retirement living
that will make a significant contribution to address the three major housing issues facing

the City of York for the foreseeable future

e The Shortage of housing

e The shortage of affordable housing

e The shortage of elderly persons accommodation

9,1l Without additional major sustainable housing allocations such as Galtres village these
requirements will continue to go unmet and the housing needs of the people of York

and their children will not be served.
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APPENDICES

Provided as Separate documents



Trim Trails

Green Routes and Public Rights of Way

-
ey S

-

w h‘,"'.‘

A%

. - =5 N
RT3 VL et % R
. R S 4 e 2 'q: - i Q' \:‘\L

— i
=1}

a6

_ J:TJ‘T‘ . " >
e ‘j':'ﬁ-

ey

ik
ke
i

Sustainable Drainage Systems (SuDS)

Local Centre

DO NOT SCALE
All dimensions to be checked on site and Architect to be
notified of any discrepancies prior to commencement

DESIGNER'S RISK ASSESSMENT

Construction (Design and Management) Regulations 2015

RESIDUAL RISKS:

REF: DESCRIPTION DATE:

Potential Features

Pedestrian and cycle link towards Earswick and Huntington

.

2. Green buffer around perimeter of the site to visually contain the development

g, Recreational routes / Trim Track

. Galtres Garden Village Country Park

5. New roundabout to provide access from North Lane

6. Multifunctional green spine running through the middle of the site to incorporate SuDS and buffer to housing
/. Formalised green space for recreation

8. Village Hub, including; school, community buildings and village green

9. Continuing Care Retirement Village

10. Green corridors running north to south forming a green grid throughout the design

Key

X]{} Housing Development Cells y Central Hub Buildings

- Proposed Footpath Network

T 0 .
Woodland and Planting
g

Proposed Road Network

/
£ Y Proposed SuDS

o

é_f% Existing Watercourse

Natural Greenspace

Development Cell

Sub-total e
Continuing Care 2 64
Retirement Community '
School 1.30
Community Buildings 349
Total Site Area 92.97

Capacity

43.85 Ha of Development Area
at 32dph = 1403 units

Retirement Community = 350 units

Total Proposed Development = 753 units

1
‘RE\I’ISION} DATE ‘DESCRIPTION CHECKED

®
IdPARTNERSHIP
N O R N

R T H E

ARCHITECTURE

IDPartnership Northern, St Jude's, Barker Street, Shieldfield, Newcastle upon Tyne, NE2 1AS
T: +44 (0)191 261 4442 | W: idpartnership.com | E: info@idpartnership-northern.com

JOB / CLIENT

Galtres Garden Village
O’Neill Associates

DRAWING TITLE
Indicative Masterplan - Option

i’é‘é‘.’ﬁ?ém RC “omww BY HD HCHECKED

‘ SCALE 1:5000@A0 ‘ [ProsECT NO. DRAWING NO.

o= 26102017 | N81:2484 | PLO02
‘ane. STATUS ‘ DRAFT ‘ ‘ consu;.mnon! l TENDER[ l CONSTRUCTION ‘ ‘RECORDI

[ COPYRIGHT : IDPartnership Northern
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2.

I YORK

Local Plan Working Group 23" January 2018

Report of the Assistant Director of Planning and Public Protection
(The Local Plan is the portfolio of the Leader and Deputy Leader)

City of York Local Plan

Summary

This purpose of the report is:

()  To provide a background summary of the previous iterations of
draft policies and the circumstances which led to the rationale of
the Executive decision to approve the Pre-Publication Draft Local
Plan for consultation;

(i)  To provide a summary of the present national policy and legislative
context, including the “soundness” requirement and potential for
Government intervention;

(i)  To report responses to the Autumn 2017 Pre Publication Draft
Local Plan Consultation;

(iv) To provide Officers’ advice regarding appropriate responses to the
Consultation outcomes; and

(v) To seek Member approval of the next steps in the York Local Plan
making process.

Recommendations

The LPWG request Members of Executive to:

(i) Consider any potential changes to the pre publication draft Local
Plan (Regulation 18) based on the information included within this
report and associated annexes and confirm the basis on which the



Local Plan should be progressed to the Regulation 19 stage
including a city wide consultation.

Reason: So that an NPPF compliant Local Plan can be progressed.

(i) Following decisions on the matters referred to in (i) above authority
be delegated to the Assistant Director of Planning and Public
Protection in consultation with the Leader and Deputy Leader to
approve all policies necessary for the production of a composite
Local Plan for the purposes of public consultation.

The Leader and Deputy Leader to keep Group Leaders informed
through Group Leaders meetings.

Reason: So that an NPPF compliant Local Plan can be progressed

(i) Delegate to the Assistant Director of Planning and Public Protection
in consultation with the Leader and Deputy Leader the consideration
and approval of further technical reports and assessments to
support the Local Plan including, but not limited to the SA/ SEA,
HRA, Viability Study and Transport Assessment.

The Leader and Deputy Leader to keep Group Leaders informed
through Group Leaders meetings.

Reason: So that an NPPF compliant Local Plan can be progressed.

(iv) Delegate authority to the Assistant Director of Planning and Public
Protection in consultation with the Leader and Deputy Leader to
approve a consultation strategy and associated material for the
purposes of a city wide consultation and to undertake consultation
on a composite plan in accordance with that agreed strategy.

The Leader and Deputy Leader to keep Group Leaders informed
through Group Leaders meetings.

Reason: So that an NPPF compliant Local Plan can be progressed.

Backqground

3. Officers produced a publication draft Local Plan in Autumn 2014. This
process, however, was halted by Council resolution on the 9th October
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Given the historical and national policy context associated with the
development of the City of York Local Plan Members’ attention is
particularly drawn to the following key issues :

e Housing Need and Land Supply; and
e Employment Land Supply.

Housing Need and Land Supply

The historical approach taken to housing need and the related changing
national policy context is detailed above. In addition comments received
during consultation on this matter are included in Annex A and provided
in summary below.

e Support was received for the principle of council meeting their
entire objectively assessment housing need (OAHN).

e Some parish representations supported the 867 dwellings per
annum figure particularly in comparison to the Government’s
proposed standardised methodology.

¢ In respect of housing numbers responses, particularly planning
agents and developers, objected to using 867 dwellings per
annum; the reasons for this included: the failure to comply with the
Strategic Housing Market Assessment (2017) and the lack of
conformity with both existing and emerging national policy.

e Some respondents objected to the approach taken to backlog,
student housing and windfalls.

e The majority of responses from the public were in objection to
proposed sites.

It is important to recognise that the proposed methodology included in
the document produced by DCLG was for the purposes of consultation
and may be subject to change (although at present it indicates the
direction of travel anticipated for national policy). The methodology
differs from that applied by the Council in reaching the housing need
figures, and thus cannot be compared without further analysis. The
reasons for this are outlined below.
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As previously highlighted the Government’s proposed methodology is
forward looking and unlike the Council’s methodology, does not add in
any additional amounts for previously unmet demand. The City of York
Local Plan has an effective start date of the 1% April 2012 in terms of
population and housing. This is to fit with the position taken by
Government in terms of their demographic projections. Using the
Council’s methodology, any under delivery against the housing target
between 2012 — 2017 is accommodated over the life time of the plan.

In July the Executive agreed a figure of 867 dwellings per annum for the
duration of the City of York Local Plan and Green Belt (until 2033 and
2038 respectively). As the Council’s methodology includes provision to
meet previous under supply within the 2012 to 2017 period, this means
the plan as produced for the autumn 2017 consultation includes a
sufficient overall supply to meet both these requirement.

Members must be satisfied that they consider the Submission Draft Plan
meets the test of “soundness”. This is a statutory duty. Officer’s advice is
that the direction of travel in national policy indicates that if the site
proposals previously consulted on were increased this would be a more
robust position. However, this is not to say that the proposals previously
consulted on would be unreasonable; It is a matter for Members to
determine the degree of risk they wish to take.

In Officer’s opinion, an increase in the supply of housing would place the
Council in a better position for defending the Plan proposals through the
Examination process. However, Members will be aware of the counter
arguments in particular the community responses to consultation. In
addition in potentially increasing supply Members will also be mindful of
the time required for achieving this more robust position in line with
legislative requirements.An important issue to consider is whether
changes can be made to the plan without undertaking additional
consultation. This is a critical issue if the Council is to meet the May
2018 deadline for submission.

In response to developer proposals submitted during the Pre Publication
Draft Local Plan Consultation (details of which are included in Annex A),
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potential options for increasing the housing supply are set out in tables 1
to 4 below along with the potential risk in terms of the need for additional
consultation. The table also highlights a small reduction on the Queen
Elizabeth Barracks Site. This reflects outcomes from the Habitats
Regulation Assessment.

Table 1. Potential changes to housing sites allocated in the Pre Publication
Draft Local Plan in response to developer proposals (With minor or no
boundary changes)

Allocation | Site Name No. Potential
Reference Included Revised Figure
in PPLP
ST5 York Central 1500 1700 - 2500
ST35 Queen Elizabeth 578 500
Barracks, Strensall

Following consultation discussions have been held with representatives
from the York Central Partnership. This has indicated that York Central
is capable of accommodating between 1700 — 2400 residential units and
that the higher figure of 2500 units could be achieved through detailed
applications by developers for individual plots and / or flexibility to
increase residential at the margins of the commercial core. The figure of
1700 reflects land currently under the partnerships control; the higher
figure includes land in private ownership or currently used for rail
operations.

The higher number is proposed to be part of the partnerships planning
application anticipated in summer 2018.

Table 2: Potential changes to housing sites allocated in the Pre Publication
Draft Local Plan in response to developer proposals (With boundary changes)

Allocation | Site Name No. Potential
Reference Included Revised Figure
in PPLP
ST7 Land East of Metcalfe 845 975
Lane
ST 14 Land West of Wiggington | 1348 1,672
Road
ST 15 Land West of Elvington 3,339 3,901
Lane
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Table 1 & 2 relates to increasing the capacity and extending existing site
allocations. It is a matter of judgment as to whether the changes to the
existing sites are “material’. However, in the context of the large
strategic allocations, it is considered arguable by your officers that the
additional land is not a material change. However, this is a matter of
judgment, and there is a residual risk that the Examiner will take a
different view and require the Council to undertake further consultation
on this issue following submission.

Table 3: Potential new housing site allocations, in response to developer
proposals (previously rejected housing sites)

Site Site Name Potential Revised Figure

Reference

H28 Land North of North Lane, 88 dwellings / 3.15 ha
Wheldrake

H2b (132) | Land at Cherry Lane 18 dwellings / 0.44 ha

H37 (6) Land at Greystone Court 34 dwellings / 3.47 ha
Haxby

SF10 Land North of Riverside 102 dwellings / 4.15 ha

(874) Gardens Elvington

H2a (33) Racecourse stables off 98 dwellings / 2.44 ha
Tadcaster Road (years 16-21)

964 Galtres Farm 1575 dwellings /75 ha

(years 16-21)

Table 3 includes sites that have in the past been assessed against the
site selection criteria and rejected, but now given further work Officers
feel should be considered. These could potentially be included in the
Publication Draft without the need for a further additional consultation, as
they have already been the subject of public scruntiny through
previously published Local Plan evidence or SA/ SEA. There is however
a higher risk than tables 1 & 2 that the Examiner may find further
consultation is needed.

Table 4: Potential completely new housing site allocations in response to
developer proposals

Site Site Name No. Potential
Reference Included Revised Figure
in PPLP
956 Milestone Avenue, n/a 9 dwellings /
Rufforth 0.37 ha
959 Land at Kettlestring n/a 92 dwellings /
Lane, Clifton Moor 3.2 ha
(years 16-21)
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Table 4 includes new sites that have emerged during the Autumn 2017
Consultation. Although they do meet the requirements of the site
selection methodology and therefore potentially represent reasonable
alternative, they have not been included in any previous consultation. If
any of these sites were to be included in the next stage of the Local Plan
the lack of consultation creates a risk to process and the Examiner could
require further consultation before the Examination could proceed.
Carrying out further consultation now about proposing to include these
new sites would mean that the May 2018 date for submission could not
be met.

Employment Land Supply

The Employment Land Review (ELR) July 2016 published as part of the
Preferred Sites Consultation used projections by Oxford Economics
(OE) dated May 2015 as the forecast for employment land demand over
the Local Plan period. These forecasts provided the starting point for
determining the amount and type of employment land required to be
identified in the Plan. The projections by Oxford Economics presented a
baseline scenario for York forecasting a job growth of 10,500 jobs over
the period 2014-2031. Two further scenarios were considered by OE;
scenario 1 — higher migration and faster UK recovery, which identified an
additional 4,900 jobs above the baseline over the same period and
scenario 2 — re-profiled sector growth which identified 500 additional
jobs above the baseline. Scenario 2 was endorsed as it reflected the
economic policy priorities of the Council to drive up the skills of the
workforce and encourage growth in businesses which use higher skilled
staff.

To sensitivity test the original 2015 OE projections, the latest Experian
economic forecasts within the Regional Econometric Model (REM) were
used. The conclusion was that the original forecasts were still robust. At
the Executive in July 2017 Members endorsed this position.

During the consultation a range of points were raised. These are
provided in summary below:



Site Ref: 964

204 Debnr S

Submitted for:

residential

PPC Response From:

Summary of Response Recieved:

Officer Analysis:

Former Allocation Ref: N/A

Galtres Garden Village

&

L

Pre Publication Consultation Responses

ID 13099 O'Neill Associates OBO Galtres Village Development Com

Galtres Village Development Comapnay object to the rejection of thier
previously submitted boudnaries and propose a revised boundary of 77.37
ha for 1753 dwellings of which 1403 would be market and affordable
dwellings, 286 for retirement dwellings and a 64 bed care-home (4117
residents in total) as well as 15.6 ha new country park and 3.49 ha for
community facilities, including a primary school. Indicative site density
would be 32 dph. The revised boundary reflects consideration of officer's
previous comments on the site; the boundary has been pushed back
setting the development away from the ring-road (similarly to other
allocated sites) with improved access off North Lane to be a standalone
site. Site is landscape-led to and responds to location and evidence base
undertaken. Able to deliver 30% affordable housing on site in an innovative
way and would support self and custom house building. With financial
support from HCA and Council there is also the ability to deliver affordable
housing through accelerated delivery in the first 5 years. Consider that the
site is suitable, deliverable and viable (using PBA Viability methodology).
The site is predominantly a mixture of arable farmland, pasture and
woodland. It is considered that the land does not meet green belt
purposes. Evidence base underpinning the site submitted includes:
Indicative masterplan, Transport Technical Note, Landscape Capacity
Report, Ecology Report, Heritage Report, Flood Risk Assessment and
Drainage statement, Phase 1 habitat report and Heritage Appraisal as well
as a prospectus for delivery.

The revised boundary submitted for Galtres Garden village has a total site
area is 92.97 hectares and the proposed development area approximately
77.37 hectares. Whilst the site passes the first 3 site selection criteria but
fails the sustainable access criteria (4a and 4b) not meeting the minimum
scoring threshold for residential sites. Given the size of the development
and its location, it would be expected to provide commensurate facilities
within walking distance of new residential development. It is noted that
the revised masterplan includes the provision of a ‘village hub’ which it is
proposed would include a primary school, playing pitches and
retail/community facilities (circa 0.15ha). Provision of a village centre
including an appropriate range of shops and community facilities would be
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essential to make this site function as a sustainable settlement. This
provision would need to taken into account in considering the overall
viability of the site.

Amber - In terms of access, the primary access points are proposed off
North Lane with a new roundabout junction leading into the site. At a
strategic level there is currently no evidence that transport should be
considered to be a ‘show stopper’ for this site - provided that effective
measures to both to reduce car trip generation and to mitigate against the
impact of the residual car trips are put in place. However, the proximity of
the development to the Strategic Road Network, in particular issues with
the North Lane junction with the A64, would need to be addressed with
Highways England. Furthermore, there are some concerns with the
proposed width of North Lane leading up to the two roundabouts as the
new local distributor road for Galtres Village as this is considered to be
narrow.

Amber - In relation to ecology, the main issue to consider are potential
impacts on Strensall Common SAC, which although to the north, may
receive adverse effects as a result of increased recreational pressure. In
their previous 2016 Habitat Regulations Screening submission this
concludes Likely Significant Effects from recreation. This scheme is
significantly different in scale and has also increased the amount of open
space provision (including dedicated Country Park) but would still need to
be considered in the Council’s HRA process for recreational impacts and air
quality. There is a clear intent to include significant open space but further
work is necessary to understand whether likely significant effects can be
excluded.

The Phase 1 Habitat Survey undertaken in September 2017 identified the
need for a number of surveys and therefore there are other potential
ecological issues e.g. presence of barn owls, hedgerows,
breeding/wintering birds, great crested newts, water vole, bats etc. We
note that bird species recorded in 2013/2014 (on the previous boundary
but provided as information for the new boundary) includes lapwing,
curlew and golden plover, which are birds associated with the Lower
Derwent Valley SPA. Further work is necessary to understand any
functional links to the LDV and requirements to avoid, mitigate or
compensate for ecology.

Amber — In comparison to previous boundaries considered for this site, it is
recognised that the extent of the proposed garden village has been moved
away from the A64. Notwithstanding that however, It is still likely to be
perceived as an urban extension rather than a separate outlying village and
therefore goes against the grain of the inherited pattern of settlements
around York. Whilst North Lane lends itself to the creation of a rural
context for the proposed Galtres Village (although highway engineering
would result in significant change to the character of this route) the
distance between this site and proposed allocation ST8 is very short.
Consequently, as the viewer travels along the road network in this area,
the proximity of Galtres village would be so close to Monks Cross (a
significant extension) that it could read as a further urban extension and
encroachment into the countryside, rather than a separate village within a
rural setting. This compounded especially as North Lane would be used as a
direct link between the A64 and the outer ring road. For other sites
considered, we have sought to retain the rural character along the lane and
protect the countryside setting. North Lane continues east of the ring road
and is currently still rural in character. The illustrative master plan places
considerable reliance on woodland planting around the perimeter to
screen and contain the development but the A1237 is on a southwest
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trajectory at this point, thus rapidly pulling it away from the proposed
allocation and its influence on the setting of the city as experienced from
the ring road.

The scheme includes a country park and a cycle route to Earswick. This
would be of great value to the development and provide green links
between the settlements of Earswick and Galtres, which would also be
available to the residents of Earswick. It would provide wider access to the
countryside although it is relatively small, so would only provide for the
most immediate population.

Potential new housing site allocation (previously rejected housing site)
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Galtres Garden Village

Landscape Capacity Assessment

1.0 Introduction

1.1

1.2

1.3

This report has been prepared on behalf of Galtres Village Development Company
by TGP Landscape Architects (North) Ltd and reviews the capacity of the landscape
at a proposed development (Site) on land to the north of North Lane, Huntington. The
proposed development is located 5.0km north of the historic city of York and lies
adjacent to the A1237/North Lane cross road junction. The site occupies a gross site

area of 67.4 hectares.

Earswick village is located 5.5km to the north of the centre of York. (refer to Figure 1:
Location Plan). The Site is located to the south-east of Earswick village and the
north-east of Huntington village, and is bounded by the A1237 (Outer) Ring Road
along its western boundary, North Lane along its southern boundary and open
farmland to the north and east. Rectilinear fields, isolated farms, wooded copses and
mature hedgerows and hedgerow trees make up the principal landscape pattern of
the site and surrounding area. The east coast main line is due west (1.5km) of the
site, as is the larger settlement of Haxby. The course of the River Foss runs just
beyond the western fringe of Earswick village and its surrounding settlements. A
minor network of ditches and ponds also navigate through and around part of the
northern and eastern boundaries of the Site, whose confluence help form Sow Dike,
a minor tributary of the River Foss. The A64 is approximately 0.75km to the east of
the eastern boundary of the site. Several transmission lines and pylons navigate

through the west of the centre of the Site, in a north, south alignment.

The following chapters describe:

o The methodology and approach.

e Policy context.

e Summary of findings.

o Assessment of specific viewpoints.

e Landscape principles for potential housing development

e Conclusions

D156/AG/V6/Oct 2017 2
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Galtres Garden Village

Landscape Capacity Assessment

2.0 Methodology and Approach

Approach
2.1 Our approach considers the capacity of the landscape of the Site and the effects of a
potential housing development on the landscape and visual amenity. Views from key
strategic viewpoints within Earswick and the surrounding area have been considered
based on the findings of the Zone of Theoretical Visibility (ZTV).
Guidance
2.2 In general the methodology follows the approach used for Landscape and Visual
Impact Assessment and the guidance, Guidelines for Landscape and Visual Impact
Assessment, Third Edition April 2013 (Landscape Institute and Institute of
Environmental Management & Assessment).
Methodology
2.3 Following an initial desktop study, a review of the planning policy context and
landscape character was undertaken. A ZTV and ZVI were run based on 2 storey
housing at 8m high to determine the study area, key receptors to views and strategic
key viewpoints.
2.4  Site survey and analysis was undertaken on the following dates:
e 121 July 2016
e 26" September 2017
2.5 An assessment of the landscape, key views and the suitability of the Site was
undertaken. This considered:
¢ Landscape and historic designations, including City of York: Historic Character
and Setting Technical Paper Update (June 2013).
e Policy context.
¢ Natural England’s National Character Assessment and the findings of the City of
York Local Plan; Historic Character and Setting Update and Heritage Impact
Appraisal (December 1996).
D156/AG/V6/Oct 2017 3
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Galtres Garden Village

Landscape Capacity Assessment

2.0 Methodology and Approach

26

2.7

2.8

29

210

e Existing situation of Earswick and its surrounds, including land use, landscape
structure, accessibility and movement.

e The existing situation of the Site in detail, including analysis of footpath networks,
vegetation, relationship with the existing urban built form and boundary
treatments to properties on the eastern boundary of Earswick and Huntington.

¢ Impacts on views from key receptors, using the ZTV as guidance.

The assessment of visual impact from key receptors compares the quality of the
existing situation (i.e. without the potential development) to that which would result if
the development was constructed, and the degree of change. The significance of the
effect on visual amenity is determined by a correlation of the combined effects of
sensitivity of the receptor and the magnitude of change. Effects may be beneficial,
neutral or adverse. The combined effects that are moderate, major/moderate or
major are considered to be significant effects under the EIA Regulations 2011 (see

Table 2 overleaf).

Definitions

Sensitivity — A term applied to specific receptors, combining judgements of the
susceptibility of the receptor to the specific type of change of development proposed

and the value related to that receptor.

Magnitude — A term that combines judgements about the size and scale of the effect,
the extent of the area over which it occurs, whether it is reversible or irreversible, and

whether it is short or long term in duration.

Significance — A measure of the importance or gravity of the environmental effect,

defined by significance criteria specified to the environmental topic.

The assessment and weighting of the sensitivity of visual receptors is based on
professional interpretation of a series of factors, namely location of viewpoint, context
of view, type and activity of receptor and frequency and duration of the view. Visual

sensitivity is defined as high, medium, low or negligible (refer to Table 1).
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Galtres Garden Village

Landscape Capacity Assessment

2.0 Methodology and Approach

Table 1

Definition of Visual Receptor Sensitivity

High

- Residential properties with principal views from living rooms and
gardens

- Important landscape features with physical, cultural or historic
attributes

- Beauty spots, public viewing areas and picnic areas

- Users of strategic footpaths, cycle routes or rights of way, where
attention is focused on the landscape

Medium

- Residential properties with less significant views from living
rooms/gardens

- Walkers using local networks of footpaths and tracks

- Transport users of local roads, train lines, rivers and canals

Low

- Those engaged in outdoor sports or recreation, other than for
viewing

- Those using major roads and motorways in the region

- Those engaged in commercial activity and transport or in
education, whose attention is focussed on their work or activity
rather than the wider landscape

Negligible

- Views from towns, conurbations and heavily industrialised areas

2.11  The magnitude of change arising from the proposed development from any particular

location is classified as substantial, moderate, slight or negligible. This is dependent

on the interpretation of a number of largely quantifiable factors:

Distance of viewpoint from development.

Proportion of the field of view occupied by development.

Orientation or angle of view to the centre of development.

Background to the development.

Extent of other built development, especially built elements.

D156/AG/V6/Oct 2017
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2.0 Methodology and Approach

Table 2 Correlation of Sensitivity & Magnitude to determine Significance
of Effects
High Moderate/ Moderate Major/ Major
Minor Moderate
Visual Medium Minor Moderate/ | Moderate | Major/
Sensitivity Minor Moderate
Low Minor/ Minor Moderate/ | Moderate
None Minor
Negligible | None Minor/ Minor Moderate/
None Minor
Negligible Slight Moderate | Substantial
Magnitude of Change

2.12 Finally, landscape principles have been suggested to mitigate any potential impact

from housing development on this site.
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Galtres Garden Village

Landscape Capacity Assessment

3.0 Policy Context

3.1

3.2

Landscape and Historic Designations
References: City of York Local Plan; Historic Character and Setting Update and
Heritage Impact Appraisal. Refer also to Figure 2 Landscape and Historic

Designations.

The nearest landscape and historic designations to the Site are as follows; Strensall
Common, a lowland heath, which lies about 2km from the northern boundary. This
area is designated a Special Area of Conservation (SAC) and also includes a Site of
Special Scientific Interest (SSSI) and a Ramsar Site. An area of Deciduous
Woodland BAP Priority Habitat (England) runs adjacent to the Strensall Road for
300m, approximately 0.5km north-west of the site. There is a small area of Woodland
towards the centre of the site, the field to the south of this is designated a Site of
Local Interest to Nature Conservation (SLINC) and Huntington Wood to the east of
the site is also designated a SLINC. To the north-west corner of the site, running
along the north of the Fire Station boundary, is an area designated a Site of
Importance to Nature Conservation (SINC). This runs along the northern boundary of
the site for approximately 75m. There is a further SINC adjacent to the A1237 (Outer)
Ring Road, to the south-west of the site. An area of land to the east of the village of
Huntington designated as Strategic Housing, has areas defined as Proposed New
Openspace along its eastern boundary, providing a buffer of green space around the
housing. There are a number of informal village green and recreational green open
spaces near the Site area, to the north and west of Earswick, at Towthorpe (Strensall
Park), Haxby (Ethel Ward and Churchfield), Huntington (Huntington Sports and
Social Club and Huntington (Huntington Road Sports Field). There are also informal
recreation areas and walks along the banks of the nearby River Foss to the west of

Earswick and Huntington and east of Haxby.

The closest Conservation Area to the Site is in Haxby (22), with others further afield
in New Earswick (20), Strensall (23 & 31) and Towthorpe (32). The Site is located
approximately 4.75km away from York Minster and 5.5km to Clifford’s Tower, a 13
Century remnant of York Castle. The nearest listed building is in Earswick village with

a further 8 no. in the settlement of Huntington to the south and 3 no. in Haxby to the
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Galtres Garden Village
Landscape Capacity Assessment

3.0 Policy Context

northwest. There are a large number of listed buildings in New Earswick inhabiting

The Joseph Rowntree Village Trust area and the City of York itself.

Planning Context

3.3

3.4

Refer to Figure 3 Planning Context: City of York Local Plan Designations.

The development proposals for the Site have been considered in light of the
guidance within the following core documents:

National Planning Policy Framework (NPPF- March 2012);

City of York Local Plan (Pre-Publication Draft, Regulation 18 Consultation Sept 2017)
City of York Historic Character and Setting - Technical Paper Update (June 2013)

The Local Heritage List for York Supplementary Planning Document (Draft Jan
2013), states that the ‘Local Heritage’ assets contribute to York’s special character,
significance and sense of place as defined in the Heritage Topic Paper and Heritage

Impact Appraisal, City of York Council, 2011.

The aims and objectives of the Local Heritage List for York are to:

e recognise the contribution of locally important buildings, monuments, sites,
places, areas and landscapes to York’s special character and significance.

e add to the local community’s knowledge and enjoyment of their historic
environment.

e promote the conservation, repair and enhancement of local heritage assets.

e encourage owners and the wider community to take pride in the care and
conservation of local heritage assets for the benefit of present and future
generations.

e promote good design for development affecting local heritage assets that is

appropriate to their special character and local significance.

The Council undertook a ‘Call For Sites’ exercise in Autumn 2012, which asked
developers, landowners, agents and the public to submit land which they thought had
potential for development over the next 15-20 years. It aimed to ensure that through

the site selection process the following was achieved by the Local Plan for York:

o The City’s unique heritage is protected
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e The protection of environmental assets.
¢ Flood risk is appropriately managed.

e Achieving accessibility to sustainable modes of transport and a range of services.

The landscape and historic flavour of the Site area at Huntington was considered
within the context of the City of York Local Plan with reference to the Heritage Impact
Appraisal documents to develop a sound basis for informed decision making and to
assess whether the strategic sites and polices of the City of York Local Plan (Pre-
Publication Draft, Regulation 18 Consultation Sept 2017) will conserve or enhance
the special characteristics of the city. The Heritage Topic Paper (April 2013) also
considers existing evidence relating to the City of York's historic environment and
how the evidence is translated into the Council’s understanding of the city's special
qualities and its complex 2000 year history, comprising Strategic Framework, Spatial

Portrait and Spatial Visions and Outcomes.

3.6 The area of the Site is identified as Green Belt and is currently under review as part
of the City of York Council’'s Local Plan and also Local Plan Pre-Publication Draft,
Regulation 18 Consultation Sept 2017. Notice is also taken of ST8 - Land North of
Monks Cross just south of the proposed development. An area of Deciduous
Woodland BAP Priority Habitat (England) runs adjacent to the Strensall Road for
300m, approximately 0.5km north-west of the site. The nearest Public Rights of Way
(Footpaths) are directly to the south of the site running from North Lane (at Galtres
Farm) south towards the A1237 and to the eastern boundary of the Site on Turbary
Lane. An existing cycle route, part of the York City Link Cycleway, runs in an east to
west alignment, following the course of Towthorpe Moor Lane about 1km to the north
of the proposed site boundary. A Local Green Corridor, as identified in the Green
Corridors, City of York Council (Jan 2011) study follows the course of the A1237 Ring
Road, which runs adjacent to the (SW) Site boundary, and there is also a District
Green Corridor, which is around 0.5km to the west of the site. These local corridors
link with the larger strategic Green Corridor infrastructure network of the local York
area. A small compartment of land falling under the Woodland Grant Scheme sits to
the south of the proposed Country Park area of the site. There is also ridge and
furrow within its boundary. A Site of Local Interest to Nature Conservation is

designated across the fields to the south of the Woodland Grant Scheme area.

D156/AG/V6/Oct 2017 9
TGP Landscape Architects (North) Ltd



Galtres Garden Village

Landscape Capacity Assessment

3.0 Policy Context

3.7

3.8

Landscape Character Assessment

Refer to Figure 4 Landscape Character Areas.

Natural England’s National Character Assessment 28: Vale of York (NCA), North
Yorkshire and York Landscape Characterisation Project Area 28 and the York
Landscape Appraisal: Summary Document — Type(s) 8, 10 & 12 (ECUS Jan 1997)

classify the area of the Site as:

¢ National Character Area — Vale of York

e County Character Area — Vale Farmland with Plantation Woodland and
Heathland.

e Broad Landscape Type — Lowland Vale Landscape.
o Broad Landscape Area — Valley Plain.

e Local Landscape Type — Flat/Open Diverse Arable Farmland (Type 8), Mixed
Fringe Farmland (Type 10) and River Foss Corridor (Type 12).

e Sub type — Old enclosure.

The Vale of York is a transitional landscape marking the change from the more
varied topography and mixed farming of the Vale of Mowbray to the north to the flat,
open land of the Humberhead Levels to the south. It is generally low lying and flat in
character with any small variation in height provided by areas of lowland heath, the
river plain areas and small ponds and ditches. The sense of place is dominated by
the arable landscape and the major rivers that dissect the flat, open landscape.
Semi-natural features such as remnant heathlands, ponds, wetlands, grasslands,
hedges, hedgerow trees, copses, shelterbelts, remnants of ancient semi-natural
woodlands and commons are scattered through the area. Field sizes and shapes
vary, creating a mix of irregular and geometric patterns; with the latter being the most
likely effect of old enclosure farming and agricultural methods. The local hedgerows
make a strong presence throughout the landscape, principally because of their
alignment following many historical lanes and field patterns. They are predominantly
made up of Hawthorn but can be very species diverse, with some of the oldest
hedgerows containing Field Maple, Hazel, Holly and Guelder Rose. A lack of upkeep
of these traditional boundaries means that today the hedgerows are developing gaps
and outgrowing in terms of scale and management issues, requiring replanting

sections and protection measures to preserve their integrity. There are moderate but
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3.0 Policy Context

3.9

scattered clusters of woodland cover mainly restricted to small copses and mature
individual trees, which occasionally occupy predominant locations in the central and

peripheral areas of fields.

The rural scene and sense of place is added to by small streams and more recently
planted avenues of Lombardy Poplars which together with overhead transmission
lines and pylons, provide the main vertical elements in the local landscape. Main
roads have been restricted to field boundaries in the main and in terms of noise and
presence, remain an intrusive element of habitation throughout the local area. Many
of the villages and larger settlement patterns in the Vale of York are generally linear
in nature and run the length of the local main roads emanating from the historic city
centre of York. These settlements are linked to large tracts of agricultural land, with
limited access opportunities for recreational purposes. The study area includes a
number of isolated farmsteads and former medieval grange farms, which help break
up the local rigid landscape pattern. This pattern and complexity is also added to by
plantations, woodlands and heaths, which give a different occasional localised
character to these parts of the Vale, with the woodland edges creating a greater

feeling of enclosure and forming wooded horizons.

D156/AG/V6/Oct 2017 11
TGP Landscape Architects (North) Ltd



Galtres Garden Village

Landscape Capacity Assessment

4.0 Summary of Findings

4.1

4.2

4.3

Earswick and Huntington: Local Context

Refer to Figure 1: Location Plan and Figure 5: Existing Situation — Earswick and
Huntington.

The residential developments of Earswick and Huntington are accessible via the
A1237 and Strensall Road, linking to York to the south and Strensall village and other
outlying settlements to the north. Earswick and Huntington are well serviced by the
local bus network, although buses do not fully enter Earswick village. It is also linked
by local informal paths to several Public Rights of Way (including both footpaths and
bridleways) to the east and west at Haxby. There is also Foss Walk to the west,
following the course of the River Foss, along with Centenary Way and Ebor Way

which form part of a National Trail.

There is an area of open green space to the western margin of the village adjacent to
the River Foss with a newer housing development adjoining Earswick Village to the
north. The settlement of Huntington, separated by the A1237 Ring Road, lies close
by to the south. The nearest school (1.4km) is Joseph Rowntree School in New
Earswick, to the south-west. There is a good mix of large garden areas with small
green spaces and mature trees interspersed throughout Earswick and Huntington,
with connecting footpaths linking the different streets. The housing stock of the
villages consists predominantly of detached and semi-detached properties of varying
architectural styles and ages, all of which are a maximum of 2 storeys high, with
some bungalows in places. The village layout links easily to the surrounding
countryside although access to the public to surrounding farmland is limited. There is
a cluster of more recently built properties to the north of Earswick, which includes an

open village green style recreational area at its centre.

There is a Fire Station complex, to the west of the site, close to the roundabout
linking Strensall Road to the A1237 and the nearest business is a Veterinary Surgery
sitting on the corner of the junction of Strensall Road and Willow Grove. The nearest
shopping areas and Petrol Station are 3km distant and accessible via the A1237
Ring Road.
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4.4 Earswick and Huntington Villages are surrounded by flat open farmland (a mixture of
arable and pasture) with rectilinear fields, hedgerows and woodland shelter belts

forming the landscape pattern of the area.

The Site

Refer to Figure 6: Landscape Constraints.

4.5 The Site is located immediately adjacent to the A1237 (Outer) Ring Road and north
of North Lane halfway between the eastern edges of Earswick and Huntington
Villages and is approximately 67.4ha in size. It is roughly rectilinear in shape with a
linear section running eastwards from the Fire Station, and is broken up within the
Site boundary by a number of hedged field boundaries. It is bounded to the north,
east and south, beyond the A1237 (Outer) Ring Road by open countryside, with
Strensall Road and Earswick and Huntington Villages to the west and the A64
0.75km to the east. The Fire Station and adjacent A1237 Ring Road form the
western and north western boundary of the Site, North Lane forms the southern
boundary of the Site, while Turbary Lane forms the eastern boundary. The
hedgerows that demark and enclose the site boundary and surrounding field pattern
are populated mainly with Ash, Acer, Oak, Elder, Hawthorn and Guelder Rose
species. Minor watercourses (ditches and streams) thread through the Site and the

open countryside beyond.

4.6 The Site and surrounding countryside between the local settlements has an open
and flat character, an essential characteristic of the local landscape type. The River
Foss and layout of Earswick Village and the surrounding linear settlement patterns
which follow the local road patterns also prevent any unrestricted lateral sprawl of the

Site and the village of Earswick.

4.7 The Site is generally at 15m AOD, towards the eastern boundary rising to 17m AOD
towards the western boundary, which is fairly consistent with the village of Earswick
and its adjoining settlements and the River Foss beyond. The land rises very gently

to the north and east of the Site into the distance.

4.8 The Site is arable farmland, to its northern and southern thirds, with a central third of
pasture and emerging woodland to the west of Whisker Lane. To the east of Whisker
Lane, the land is predominantly pasture land. The field boundaries within the site are

defined by mature native hedgerows and trees with occasional sections of timber
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post and wire fence. The Site contains an historic hedgerow which is adjacent to an
area of ridge and furrow in the field directly to the south of the area of new plantation

woodland. This area is designated as a Site of Local Interest to Nature Conservation.

4.9 No residential properties back onto the boundaries of the site although the local Fire
Station and A1237 Ring Road do directly abut the site. North Lane runs along the

southern boundary of the site and Turbary Lane along the east.

4,10 The nearest properties are some 150m to the north west (Earswick) and south west
(Huntington) of the proposed development. The maijority of boundary treatments to
the rear gardens of properties on Strensall Road, Willow Grove and Laurel Grove
and along the eastern boundary of Huntington are timber close board fencing,
hedging and informal and ornamental shrub and tree plantings within garden areas.
In places this screening is further strengthened by the vegetation and mature trees
occupying the adjacent farmland and linear field boundary patterns, helping obscure
from view parts of the site area. The buffer vegetation and mature trees associated
with, and adjacent to, the southern boundary of the Site and the Fire Station provide
additional substantial screening at this point. This vegetation reduces views from
ground floor windows of properties on Strensall Road and allows glimpse views of

the Site, in places, from those windows on the first floor.
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5.0 Assessment of Key Viewpoints

Refer to Figure 7: Zone of Theoretical Visibility, Figure 8: Zone of Visual Influence,
Figure 9: Viewpoint Location Plan, Figure 10: Key Viewpoints Sheet 1 of 3, Figure
11: Key Viewpoints Sheet 2 of 3 and Figure 12: Key Viewpoints Sheet 3 of 3.

5.1 A Zone of Theoretical Visibility (ZTV) was run based on 2 storey housing at 8m high
to determine the study area, key receptors to views and strategic key viewpoints.
This revealed potential views from the north, east, west and south of the site, with a
fairly even blanket of visibility. The ZTV is based entirely on topography and does not
take into account the screening effects of vegetation. It is apparent from the site
evaluation and subsequent Zone of Visual Influence (ZVI), that strong hedgerows
and hedgerow trees together with local features such as Lombardy Poplars generally
prevent views to and from the site, particularly in summer conditions.

5.2 8 no. key viewpoints (refer to Figure 9: Viewpoint Location Plan) were surveyed and
assessed in relation to the boundary and potential development on the Site. These
were views from:

e Towthorpe Moor Lane.

e Footpath between Towthorpe Moor Lane and North Lane.

o White House Farm, Huntington.

o The Foss Walk at Towthorpe Bridge.

e Footpath between North Lane and A1237.

o Footpath on Turbary Lane to east of site.

¢ North western boundary of site, looking south east towards Galtres Farm.
o Western boundary of site looking to north east.

Viewpoint 1: Towthorpe Moor Lane

5.3 This location represents views from the road corridor of Towthorpe Moor Lane and
environs of the SSSI at Towthorpe Common and Strensall Common looking south
west. Mature trees and hedgerows sit on the horizon and in the middle distance and
help break up the views. The flat nature of the landscape and intervening vegetation
means there are no distant views and no views of the Site. The viewpoint is from
1.7km north of the boundary of the site.

Sensitivity - High
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Magnitude — Negligible
Rating — No change

This is not considered to be a significant effect under the EIA Regulations.

Viewpoint 2: Footpath linking Towthorpe Moor Lane and North Lane.

54 Views from footpath over flat, pasture broken by mature hedgerows and trees. Views
of the west of the site are screened by woodland in the middle distance but there
would be glimpse views of the eastern part. There are transmission lines/pylons
which run through the site visible on the horizon in this viewpoint. The Site boundary

is approximately 1.4km from this viewpoint.

Sensitivity — Medium
Magnitude — Slight
Rating — Moderate / Minor adverse

This is not considered to be a significant effect under the EIA Regulations.

Viewpoint 3: White House Farm, Huntington.

5.5 Slightly enclosed close views towards the Site over arable farmland and the A1237.
The mature trees within the site boundary are visible behind the 3m high hedgerow to
the western boundary of the site along with the pylon line which runs north to south
through the site. The hedgerow screens direct views into the site but there would be
views of upper floors of any housing near to the western boundary of the site. The
Site is approximately 400m from this viewpoint. The proposed Country Park would

help to reduce the impact over the following ten years as the planting matured.
Sensitivity — Medium

Magnitude — Slight

Rating — Moderate / Minor adverse

This is not considered to be a significant effect under the EIA Regulations.
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Viewpoint 4: Foss Walk at Towthorpe Bridge.

5.6 This viewpoint is located on the Foss Walk national trail, at Towthorpe Bridge to the
north west of the site. Local landform helps to screen views of the site along with
intervening mature hedgerows and trees which break up the horizon. The Viewpoint

location is 2.3km from to northern boundary of the site.
Sensitivity — High

Magnitude — Negligible

Rating- No change

This is not considered to be a significant effect under the EIA Regulations.

Viewpoint 5: View looking north towards the site from footpath between North
Lane and A1237.

5.7 Views across pasture farmland, 0.4km to the south of the proposed development
site, from the footpath that runs from North Lane, along the A1237 to the A1036. The
mature trees and hedgerows along North Lane help to screen views into the site
although there are some gaps which would allow glimpse views into the proposed
development. The proposed buffer planting along the southern boundary of the site
would reduce these glimpse views over time as it matured over the following ten

years.

Sensitivity — Medium
Magnitude — Negligible
Rating — Minor adverse

This is not considered to be a significant effect under the EIA Regulations.

Viewpoint 6: View looking west towards the site from Turbary Lane.

5.8 Views across pasture farmland, from the eastern boundary of the site, on the public
footpath on Turbary Lane. Beyond a small buffer zone there will be views through the
existing and proposed vegetation of the housing to the eastern boundary of the
development along the whole length of Turbary Lane where it is adjacent to the

proposed development. The proposed wooded boundary east of the housing would

D156/AG/V6/Oct 2017 17
TGP Landscape Architects (North) Ltd



Galtres Garden Village
Landscape Capacity Assessment

5.0 Assessment of Key Viewpoints

reduce these views as it matured over the following ten years. Distant views are

contained by boundary hedgerows and hedgerow trees.

Sensitivity — Medium
Magnitude — Substantial
Rating — Major / Moderate adverse

This is considered a significant effect under the EIA Regulations. Once the boundary
planting reaches maturity the magnitude of change would reduce to Moderate, giving
a Moderate effect.

Viewpoint 7: View looking south east across the site towards Galtres Farm

from the Fire Station.

5.9 The views across the site from the north western boundary are largely contained by
the mature hedgerows and hedgerow trees to the northern boundary of the site and
the southern boundary with the A1237. There are some glimpsed distant views
towards the higher ground of Sand Hutton and of mature hedgerows and hedgerow
trees along the horizon to the eastern boundary of the site. The A1237 is largely
screened by the mature hedgerow boundary planting although there is a glimpse
view through a field access adjacent to the viewpoint. The pylon lines that run
through the site from north to south are visible in the middle distance. There would be
glimpse views of the roof lines of the proposed housing in the middle distance
beyond the proposed Country Park and associated planting. Over the following ten

years this planting would mature and reduce the impact of the housing.
Sensitivity — Low

Magnitude — Slight

Rating — Minor adverse

This is not considered to be a significant effect under the EIA Regulations.

Viewpoint 8: View looking north east across the site from the boundary with
the A1237.

5.10 Views across arable farmland, within the site boundary, from the southern boundary

of the site, adjacent to the A1237. Views are well contained by the boundary and
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5.0 Assessment of Key Viewpoints

internal hedgerows and hedgerow trees. A copse of trees surrounding a pond is
visible in the foreground and the pylon lines that run through the site from north to
south are visible in the middle distance. The A1237 is screened by the 3m high
mature boundary hedgerow. There would be views of the proposed housing in the
middle ground. Over the following ten years the new boundary planting would reduce

the visibility of the housing from this viewpoint.

Sensitivity — Low
Magnitude — Moderate
Rating — Moderate / Minor adverse

This is not considered to be a significant effect under the EIA Regulations. Once the
new boundary planting matures the magnitude of change would reduce to Slight,
which would result in a Minor effect.

5.11 Site survey work and analysis from the 8 no. viewpoints confirmed that the majority of
the Site is well contained and views of the potential housing development on the
proposed Site will be limited to nearby properties on the eastern boundaries of
Huntington and Earswick, those using the A1237 road corridor directly to the south of
the site and users of the footpath along Turbary Lane. The mix of mature hedgerows,
solitary trees and tree groupings within and around the site help to break up many
views of the site, reducing them to glimpses of the upper storeys of the buildings. In
particular, there will be no significant effects on views of the York Minster tower and
its historical context, with the proposed development falling within the existing pattern
and texture of existing settlements and landscape structure. The proposed Country
Park to the west of the site, recreation area to the north east and landscape buffers
to the northern, eastern and southern boundaries will further reduce any visual
impacts over time and help to provide a buffer for the development as well as

valuable recreation space for the residents.

5.12 Therefore the findings of this study indicate that any potential development for
housing will not have any significant adverse effects on the views and landscape
character in the wider context of the study area, although there will be a significant
effect on the landscape character and views in the close proximity of the site. As well
as the existing landscape features, predominantly hedgerows and hedgerow trees,
future mitigation measures associated with the proposed development will help to

reduce views from Earswick and Huntington.
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6.0 Landscape Principles for Potential Housing Development

Refer to Figure 13: Masterplan.

6.1 The design principles for the site should acknowledge all significant and realistic
issues and appropriate options in relation to mitigating the effects of the development
and we refer to recent guidance by the Landscape Institute and the document: Green

Infrastructure - An integrated approach to land use (March 2013).

o That the development embraces an integrated approach to land use following the
design principles in recent guidance issued by the Landscape Institute and the
document: Green Infrastructure - An integrated approach to land use (March
2013).

e Creation of a landscape led masterplan, embracing and enhancing the existing
features of the site. Potential for over 40ha of open space provision.

o Retention, restoration and widening of site boundaries with structure planting
consisting of native hedgerow and tree species consistent with the species mix of
the area (note — this includes Ash within its species mix and therefore may need
replacing).

e Creation of an area of open space running east to west as a central spine to the
site, for informal recreation, habitat creation and sustainable drainage systems,
as well as a Country Park to the west of the development areas and further
recreation space to the north and east.

o Replacement policy for Ash that may be affected by Chalara (Ash Dieback
Disease).

¢ Retain ditches and restore and/or enlarge as appropriate, linking to a potential
Sustainable Drainage System (SUDs) for the development.

e Link with existing green spaces and Footpaths, Cycleways and Bridlepaths
connecting the proposed site to Huntington and surrounding settlements.

e Creation of a ‘Village Heart’ to the development, utilising open green space
consistent with surrounding villages in area and existing hedgerow pattern.

¢ Provide informal pedestrian connections for local residents across the Site
including access to potential structure woodland and water feature areas
incorporating wetland habitats for wildlife / SUDs.

e Enhance roadside planting to north side of A1237 and north of North Lane.
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6.0 Landscape Principles for Potential Housing Development

o Utilise native tree, hedgerow and groundcover species where possible, reflecting
local species mix.

o Maximise solar gain with south-facing properties.

o Generally protect, restore and enhance habitats and landscape features and
individual mature trees.

o Creation of east / west Green Corridors linking with existing historic hedgerows
within the site.

e Use of characteristic tree species (Lombardy Poplar) individually grouped and

in/or avenue form.
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7.0 Conclusions

7.1

The findings of this study indicate that the Site and its landscape has the capacity to
be integrated with the existing mosaic of settlements and intervening landscape

structure locally for a potential housing development. This is because:

The Site is well contained by mature hedgerows and has limited openness, one
of the essential characteristics determined by the NPPF for Green Belts. This is
due to the existing boundaries enclosing the site and internal field patterns
surrounding and compartmentally breaking the external and internal views of the
site. These landscape elements consist of mature (high) outgrown hedgerows
and hedgerow trees and mature solitary trees spread in an east to west
alignment.

Due to the enclosed nature of the site and existing permanent roadside
boundaries and linear, existing open landscape corridors free of development
and settlement coalescence, there is little current risk of unrestricted sprawl of
existing adjacent settlements or expansion of the proposed development in the
future.

Proposed boundary treatments around the site and Country Park and recreation
area will assist in safeguarding the countryside from further encroachment.

The findings of the ZVI, and subsequent survey and analysis of selected
viewpoints surrounding the site, indicate that the Site is very well contained and
any potential housing development here will only be seen when in close proximity
to the eastern and southern boundaries of the site and from along the A1237
road corridor.

In particular, there will be no significant effects on views of the York Historic Core
and its context, nor significant effects on views from the Historic Core. Therefore
there is no risk to the setting and special character of York as a historic city, and
its Castle Tower.

The ZVI also indicates there will be views of the Site from the eastern fringe of
Earswick and Huntington villages and Willow Grove to the north, although this
would be from the rear of properties that are located on the eastern side of
Strensall Road and also the southern side of Willow Road. This is due to the flat

nature of the landform so views are reliant on the form and structure of the local
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7.0 Conclusions

landscape features. Consequently there will be limited impacts on the setting of
Earswick and Huntington villages as a whole, or their setting and local character.
e The new development will embrace the principal of Green Infrastructure with the
creation of a Village Heart, linking to existing retained hedgerows, green
corridors, water features/habitats and proposed Country Park, open space and

garden areas.
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Figure 1 Location Plan
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Figure 2 Landscape and Historic Designations
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Figure 3 Planning Context - City of York Council Local Plan Designations
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Figure 4 Landscape Character Areas
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Figure 6 Landscape Constraints
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Figure 7 Zone of Theoretical Visibility
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Figure 8 Zone of Visual Influence
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Figure 9 Viewpoint Location Plan
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Figure 10 Key Viewpoint Sheet 1 of 3

Viewpoint 2- View looking South West towards site from footpath linking Towthorpe Moor Lane and North Lane.

a1

Viewpoint 3- View looking North towards site from White House Farm, Huntington.
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Figure 11 Key Viewpoint Sheet 2 of 3

T T

Viewpoint 4- View looking South towards site from the Foss Walk at Towthorpe Bridge.

Viewpoint 5- View looking North towards site from footpath between North Lane and A1237 towards site.

Viewpoint 6- View looking West from Turbary Lane.
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Figure 12 Key Viewpoint Sheet 3 of 3
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Viewpoint 7- View looking South East across the site towards Galtres Farm, from the Fire Station.

Viewpoint 8- View looking North East across the site from the boundary with the A1237.
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Figure 13: Masterplan
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Disclaimer

This Report was completed by TGP
Landscape Architects (North) Ltd on the basis
of a defined programme of work and terms
and conditions agreed with the Client. We
confirm that in preparing this Report we have
exercised all reasonable skill and care, taking
into account the project objectives, the
agreed scope of works, prevailing site
conditions and the degree of manpower and
resources allocated to the project.

TGP Landscape Architects (North) Ltd accept
no responsibility to any parties whatsoever,
following the issue of the Report, for any
matters arising outside the agreed scope of
the works.

This Report is issued in confidence to the
Client and TGP Landscape Architects Ltd
have no responsibility to any third parties to
whom this Report may be circulated, in part
or in full, and any such parties rely on the
contents of the report solely at their own risk.

Unless specifically assigned or transferred
within the terms of the agreement, the
consultant asserts and retains all Copyright,
and other Intellectual Property Rights, in and
over the Report and its contents.

Any questions or matters arising from this
Report should be addressed in the first
instance to the Project Manager.
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Galtres Garden Village

IDPartnership have been appointed by Galtres

Village Development Company to prepare a concept
masterplan to illustrate how land to the North of
North Lane, (East of Galtres Farm) Huntington can be
successfully designed to deliver new housing as a garden
village to make a significant response to the shortfall in
the provision of housing in York.

This work reviews the site, it's constraints and refers to
best practice local precedents in forming a response that
is appropriate and specific to this site. A ‘Garden Village'
is proposed which reflects and draws upon current best
practice guidance in relation to Garden Villages.

The masterplanning design team are working with

an experienced team of consultants, who have
prepared specific study work in terms of Planning
Policy and Highways, which have informed the concept
masterplanning process.

The Garden Village

The design principles illustrated here are intended to
communicate the ethos of a Landscape-Led design
process. Step | of the process has been to engage
with land owners and stakeholders from the outset to
discuss, at first hand with them, the opportunities and
challenges of creating a Garden Village.

The green masterplan approach seeks answers by
drawing from the Arts and Crafts movement to find
again a model of harmonious living, it aims to achieve
reconciliation of the classic pulls of Ebenezer Howard’s
twin magnets of ‘Town" and ‘Country’. People seek the

amenity and interactions of the town but also crave the
embrace of the sylvan, rural existence. Galtres garden

village offers this opportunity in terms of it's location to
the north east of York between Earswick and Stockton
on the Forest.

At the heart of any green masterplan is the
development of holistically planned new settlements
which enhance the natural environment and provide
high-quality affordable housing and locally accessible jobs
in beautiful, healthy and sociable communities.

Key Principles for Galtres Garden Village Masterplan
include:

|. Strong vision leadership and community
engagement;

2. Land value capture for the benefit of the
community;

3. Mixed tenure homes that are affordable for
ordinary people;

4. A strong local jobs offer in the Garden Village itself,
with a variety of employment opportunities within
easy commuting distances of homes;

5. High quality imaginative design(including homes
with gardens), combining the very best of town and
country living to create healthy homes in vibrant
communities;

6. Generous green spaces linked to the wider natural
environment, including a mix of public and private
networks of well managed, high quality gardens,
tree-lined streets and open spaces;

7. Opportunity for residents to grow their own food.
Including generous allotments;

8. Access to strong local culturalrecreational and
shopping facilities in walkable neighbourhoods; and

9. Integrated and accessible transport systems.
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Site Location

and Context




Site Location

The site is located to the east of Huntington a suburban
residential neighbourhood north of York City Centre
and to the south east of Earswick a village to the north
of Huntington located on the York - Strensall Road. The
site is bounded to the west by water course to the west
of Wisker Lane beyond which are open fields and

the AI237 (Outer Ring Road).

The site is well located in terms of proximity 2 retail
and leisure facilities at Monks Cross Park which is
approximately 2km to the south of the site and can be
directly accessed via Monks Cross Link which connects
with the Outer Ring Road. York’s outer ring road offers
access to Leeds/Scarborough Aé4 and Thirsk/Teesside
via the Al9.

Site location




Site Boundaries

The total site area is 92.97 hectares and the proposed development area approximately 77.37 hectares. The site is bound;

* tothe north by a well defined and established field hedge line interspersed with several trees before running though the middle of several field beyond
this hedge line.

*  to the East by Turbary Lane and an established hedge line which flanks this route beyond which is an area of woodland

* to the south by North Lane and field hedgerows

*  to the west by a watercourse beyond which runs parallel with Wisker Lane before extending further west towards the over head pylons which run north
to south beyond the eastern boundary of the site.




The following images are taken from within and around the site. The location at which they have been taken is identified
on the plan on below. The site currently forms a series of fields which were historically related to several farms. The
field pattern boundary is evident on the historic plans dating back to 1850.

There are few trees within the site although many of the hedgerows are punctuated by trees. There is a small grouping
of trees to the east of Wisker Lane and West of Turbary Lane.

Galtres Farm beyond the eastern boundary of the site is surrounded by recent non-native tree planting. Within the
south western area of the site is a small copse of trees and scrub.

The fields west of Wisker Lane are delineated by hedgerows running east west.




Photographic Appraisal
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Map showing location of the site and surrouding road network




Site Constraints

The site is flat with few landscape features other than hedgerows, occasional trees within hedges and a small wooded area
to the east of Wisker Lane. The site can be accessed via North Lane which connects directly with the AI237. A strip of
land to the west of the red line is within the control of Galtres Garden Village Development Company. This provides the
opportunity for direct pedestrian and cycle access to Earswick and Huntington.

To the west and beyond the site boundary are two overhead power lines which run in a north south direction. The
western power line is a lower voltage overhead power line. A stand off zone from any buildings to these power lines is
therefore required. Design guidance provided by the National Grid, gives guidance on how through careful design and
positioning of public open space and highway infrastructure housing layouts can be designed around over head power lines.
This guidance has been considered in relation to the proposal for this site and the proposed development cell within the
North Western corner of the site which is adjacent to these power lines. .

There are a number of hedgerows which define field boundaries running east west and following the watercourse which
runs along the western edge of the site (Sow Dyke). Some of these hedge lines are important in terms of ecological
interest and wildlife movement. The proposals therefore, where possible will seek to retain hedgerows and provide
appropriate buffers.

North Lane is a B road and does not generate the same level of traffic as the Al237.
There are several properties and clusters of farm buildings close to North Lane including a bungalow on the corner of

Wisker Lane \ North Lane and a dilapidated and vacant detached property further east. Adjacent to Turbary Lane is a
bungalow and cluster of single storey buildings to the rear.

A

I
| Power line stand-off zone

Landscape features
]
s | OCal water courses
Proposed site access

I I I I I I Noise intrusion

Existing farm buildings (Galtres Farm)

Map showing site constraints




Historic Development

The field boundaries around and within the Huntington Lane east site date
back a considerable period of time and it is clear from the historic plans

that the site has been in agricultural use for a significant period of time.
Huntington has extended over time from a small separate village to gradually
become an extension to York. Huntington has also continued to expand
northwards towards Earswick and now the Al237 forms the main physical
break between the two settlements. The proposed red line is physically
separate from Huntington and would form a free standing settlement
reflecting the historic evolution of York and the surrounding outlying
settlements.

1930

1950

1970




Diagram showing proposed site in relation to surrounding settlements outside York and relationship with York City Centre




Strengths and Opportunities

Provision of local centre, recreation facilities and access to open space

*  Community hub area incorporating space for local shops and community

buildings

*  New sports pitches and recreational facilities for use of all residents and

wider community

*  Community allotments for wider use and new residents

* Improved public access and connections to the surrounding footpath
network

*  Green links around the site and to the north west to connect the site
with Earswick and Huntington to the east.

*  Opportunities for informal play and trim trail routes through and around

the site perimeter.
Utilising the Landscape

* A landscape-led scheme embracing the existing features of the site,
including hedgerows, field boundaries, water courses and mature trees
within hedgerows

*  Enhance landscape screening, strengthen boundaries and integrate the
development within a mature landscape setting

*  Use of water to create interest and to form an integral part of the
drainage system and also provide a diverse habitat

Appropriate Mixture of Densities

*  Create scheme ‘focal points’

* Housing densities appropriate to the site’s setting

*  Contextual approach to dwelling design to create distinctive garden
village vernacular appropriate for York

Integrated Access and Movement

*  Clear hierarchy of routes, with the primary route providing generous
landscape verges

*  Design focus on the integration of existing routes and public footpath
network

*  Unique opportunity to integrate the residential development with the
wider landscape and surrounding area

*  Create informal areas of open space which act as a focus point and key
navigation points to development sections

*  Make provision for potential bus route in future by designing internal loop

road sufficiently wide for buses

Strengths

e Flat and visually contained suite

»  Close to local amenities

*  Good transport links

»  Existing hedgerows and landscaping which provides strong natural
e Visual barriers

Opportunities

e Sustainable infrastructure

*  Existing hedgerows and landscape to provide landscape framework

*  Provide community hub to development

»  Continuing care community to provide a variety of accommodation for
an ageing population

* Sports facilities, green routes, enhanced access to green space

*  Multifunctional green infrastructure with SuDS which promote
biodiversity and help reduce the speed at which rainwater enters into
existing watercourses thereby potentially alleviating wider flooding
issues.

Summary of Constraints

There are a limited number of constraints of note in particular the over head

pylons to the west of the site although it should be noted that these fall
outside the red line boundary. Sow Dyke is an existing watercourse which
has been taken into account. The entire site is within Flood Zone | which
means the land has been assessed as having a less than | in 1,000 annual
probability of river flooding.

Sufficient space has been allowed for an green buffer around the perimeter

1o the site and a central green space to provide for SuDS and multi
functional green infrastructure. .
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The site falls within National Character Area Profile 28 for
Yorkshire and the Humber
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The Vale of York is an area of relatively flat, low-lying land
surrounded by higher land to the north, east and west. High-
quality soils across most of the National Character Area (NCA)
mean that arable cultivation is the predominant land use,
although some pig and dairy farming takes place in the western
parts of the NCA. A key feature of the NCA is the rivers that
drain surrounding higher land and run southwards through the
Vale on towards the Humber basin. Land use is predominantly
agricultural, with large arable fields bounded by hedgerows of
varying quality and some field boundary trees.

Landscape Features

A site walkover has been undertaken and important landscape
features recorded and identified. The following section provides
a photographic appraisal of the site.

The most significant visual impact on the study area derives
from the two parallel overhead power lines, running north to
south to the east of the proposed garden village site.

The eastern power line is a higher voltage line and consequently
has larger pylons than the western overhead power line.

There are also a number of well established hedge lines which
define field boundaries some of which include groups and
individual trees that are important in terms of the skyline.




Eastern edge to the site is clearly defined by
Significant and mature tree small watercourse and established tree belt and
hedging.
East west hedge line defines field boundary and
is punctuated by trees

View looking north along the eastern boundary of the site

View location point

Northern edge to site define by hedge line and View location point
trees Overhead power lines running north south
across the site




North Lane

North Lane

Higher voltage pylon Well established east west hedge line

L]

. [

" "

" [

" [

- [

o x

T -

L [

» n

i :

. (]

y B

nl View location point

Looking northwest out of site towards the Al237.

View location point

Looking north west across the site from North Lane \ Turbary Lane




Woodland area beyond

Hedge line boundaries

Small area of trees within

eastern boundary of site

site

Hedge line and trees flanking
either side of Wisker Lane

Galtres Farm buildings

Oblique view of site

Existing hedge line defining

northern extent of site




York’s wider landscape

setting

This diagram seeks to show the wider pattern of green
infrastructure and it's relationship with built urban areas in and
around York. A key characteristic of the wider setting of York
is how green fingers of space run towards the centre of

York, creating green corridors. Consideration has been given
to how Galtres Garden village will impact upon these green
corridors.

The repositioning of the proposed garden village further
eastwards from the Al237 ensure that these green fingers
remain intact and largely unaffected by the development. The
proposed development area is situated equidistant

between Stockton on Forest and Huntington ensuring it is
physically separated from existing settlements and surrounded
on four sides by open land.

K &
Galtres Garden Village

F 1
L —



Character Analysis

In order to respond to the site context, it is important that the designers
understand the immediate context of the surrounding area and in particular
Huntington and Earswick the two closest neighbourhoods to the site. A
character appraisal has been carried out on a number of adjacent residential
areas in accordance with best practice guidance. This analysis is intended to
inform guiding masterplan principles, layout and architectural approach for the
proposed housing site and to identify any threads of regional and local design
features that instil “elements of character”.
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Map showing location of character area
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Best Practice




Best Practice
Garden Village Principles

The Garden Village Concept was pioneered by Ebenezer
Howard. It sought to combine the very best of Town and
Country living to create beautiful, well- planned, healthy and
vibrant communities. The design philosophy we propose would
be influenced by the principles enshrined in the Garden City
Movement. We suggest a modern interpretation of the garden
village principles to develop a landscape led masterplan that
takes on board garden village principles.

| Strong vision, leadership, and community engagement
2. Land value capture for the benefit of the community

3. Community ownership of land and the long term
stewardship of assets

4. Mixed tenure homes that are affordable for ordinary
people

5.A strong local jobs offer in the Garden City itself, with a
variety of employment opportunities within an easy commute
of all homes

6. High quality, imaginative design (including homes with
gardens), combining the very best of town and country living
to create healthy homes in vibrant communities (;’

7. Generous green space linked to the wider natural
environment, including a mix of public and private networks o
of well managed, high quality gardens, tree lined streets and
open spaces

8. Opportunities for residents to grow their own food,
including generous allotments

9. Access to strong local cultural, recreational and shopping
facilities in walkable neighbourhoods

COUNTRY
| 0. Integrated and accessible transport systems with a series

of settlements linked by rapid transport providing a full range

of employment opportunities




the re-birthof the garden city movement




The following sets out the key design principles which
underpin the masterplan and which will ensure the
“Garden Village" concept is carried through to the
indicative masterplan.

I. Understanding the Landscape Assets

The design team needs to analyse and value all
landscape assets within the development area. This
involves coordinating services corridors within the
development and promoting a “Green/ Blue Grid”
landscape framework.

2. Protecting Sustainable Routeways

This element aims to protect and enhance existing
pedestrian movement patterns and incorporate
sustainable routes. The masterplan should nurture
existing wildlife actively seeking opportunities to
protect and safeguard wildlife routeways. Seasonable
scrapes and watercourses can be integrated within the
‘blue green grid ' to sustain and encourage size specific
flora and fauna.

3. Using the Landscape to give the Masterplan
Cohesion

The longevity of the Garden Village will be safeguarded
and underpinned by the use of landscape. The landscape
setting will give cohesion and integrity to the overall
masterplan. The planting and reinforcing of landscape
assets on the site should from the start of the process
This will ensure the landscape backdrop grows and
matures as the garden village evolves. This enables

year on year, the potential for a community to grow
organically in perfect harmony with its environment; a
classic garden city concept.

4. Providing Optimum Outdoor Space

Ensuring adequate overall land area for the Garden
Village at the outset enables generous sized gardens
to be provided, and facilitates a wide range of outdoor
leisure and recreation opportunities, safeguarding

the health and fitness of residents and highlighting

the contrast in lifestyle between Garden Village and
conventional development.

5. Ensure Easily Accessible Routes

Sustainable movement throughout the development is
key. A comprehensive ‘landscape / drainage framework’
that incorporate pedestrian and cycle routes, ensuring
that all neighbourhoods are interconnected is key. Every
householder should be equidistant from public open
space. The ease of access to recreation and leisure
opportunities within the generous public open space
allocation, means that residents will enjoy a healthy and
active lifestyle.

6. Offering the Widest Range of Leisure
opportunities for the Whole Community

Public open space is not conceived merely as
‘corporation playing fields, but offers a wide range of
leisure opportunities for the whole community — young,
middle-aged, and elderly. “Trim tracks” and adventure
trails are incorporated within the ‘Blue / Green’
Framework and create interest and involvement for all
members of the family.

7. Demonstrating that the development can
enhance biodiversity

The Garden Village should demonstrate that the
‘landscape / drainage framework’ that underpins the
overall design delivers a broad range of habitats and
diverse opportunities for wildlife to populate and inhabit
these green spaces. It will be possible to demonstrate
that year on year, the evolution of these green routes
delivers an increase in biodiversity when compared to
the previous arable farmland.

8. Offering a Wide Range of Housing Typologies
and Tenures Enhancing Sustainability

The housing development offers an opportunity for a
wide range of housing typologies and tenures which
respond to the housing needs of the community as a
whole and ensures that the Garden Village provides
every type of accommodation for residents appropriate
to their stage in life, in a seamless way. This builds
resilience into the community and enables members

of the same family to live within accessible distances
from each other, further enhancing the community’s
sustainability and vitality.

9. ‘Feathering’ the Edge of the Development

The proposed development will have a distinctive and
wide ‘green edge’ forming its external perimeter. A
substantial landscape area will ‘buffer the edge of the
development’, and prevents development sprawling
into the landscape beyond or, alternatively, will mitigate
developments outside the site boundaries, merging and
diluting the landscape led nature of the Garden Village




Letchworth Garden City

Character

The character of Letchworth reflects in no small part
the ideals of the Garden City movement, particularly
the notion of combining the best of town and country
and Unwin's articulation of both formal and informal
compositions. The town square surrounded by the
major public buildings and radiating avenues is typical of
the former.

Continuity and Enclosure

With the exception of the key retail and commercial
streets in the centre of Letchworth, continuous
frontages are not a key feature of the City. Terraces,
where they occur tend to be expressed in short runs
with semi detached and detached properties prevalent.
Notwithstanding, a common building line with often
subtle variations in set-back, provides enclosure to the
street, reinforced in no small part by mature street
trees.

Public Realm and Landscape;

Key spaces within the City tend to be focused in
formal and informal parks of varying sizes, coinciding
with natural features such as streams or grand vistas
radiating from the centre. Building setbacks provide
ample opportunity for soft landscaping within front
gardens and these reinforce the perception of a green
public realm to which the street trees, often planted
at the back edge of the carriageway make a significant
contribution to the ‘Garden City' feel.

Ease of Movement

An irregular perimeter block structure prevails,
sometimes incorporating cul- de-sacs within the block
or allotment gardens. For the most part, this provides
a permeable network of streets and spaces, with the
security of the back-to-back block structure sometimes
compromised by linking footpaths from the end of cul-
de-sacs to adjacent streets.

Legibility

Key buildings, often churches, together with radiating
avenues and punctuating green spaces provide a
degree of legibility. However, and for the most part, the
townscape does little to help navigate through the City.

Materials and Details

Letchworth enjoys a rich legacy of materials and detailing
which provides variety and interest to streets, even when
dominated by one or two building typologies. However,
streets maintain a consistency and harmony through

an underlying set of base materials, comprising brick or
render and plain tile roofs. Stone, timber boarding and
decorative timber framing provide significant elements or
accents in places.




Hampstead Garden Suburb

Character

The approach taken to Parker and Unwin’s early
suburb layouts is well recognised for making use of
the sites contours, blending gently curving streets and
junctions with Lutyens grander, more formal approach,
symbolised by axial views to the dome of the Free
Church and the spire of St Jude's. Graduations in the
scale of houses and plots to accommodate the wide
social mix were also woven into the design. Less well
known is the influence of continental towns, particularly
hill towns on Parkers work, manifested in the gateway
buildings at Temple Fortune and the ‘Great Wall’

demarcating the ‘town’ of the suburb from the ‘country’

of the Heath Extension.
Arts and Crafts

The influence of the Arts and Crafts philosophy within
the Suburb is evident, with simple but creative detailing
to many buildings reflective of the reaction against
elaborate Victorian architectural decoration. Building
typologies with steep tiled roofs, picturesque outlines,
large chimneys and prevalence of gables feature.

The Georgian Revival (Neo-Georgian)

Lutyens promoted the Neo-Georgian approach in the
major public buildings on Central Square, the houses
of North Square and Erskine Hill. Later Soutar utilised
the Neo-Georgian influence in mansions set within
leafy streets for wealthy residents. The style features
sliding sash windows, symmetrical, ordered elevations,
sometimes with modest pediments, door cases and
other decorative features.

Modernism and Art Deco

Examples of both modernist and art deco influences
can be found in the Suburb, particularly in the later
period.

Public Realm and Landscape:

The Suburb is characterised by a variety of open spaces,
the Heath Extension being the single largest entity.
These spaces vary from formally designed areas of open
space, such as those found within Central Square, to
small informal greens enclosed by individual dwellings.

Overall, the trees and hedges represent the defining
landscape features within the Suburb. Coupled with the
preservation of many existing trees and copses, all new
streets were planted with trees, often with grass verges.
Species were carefully chosen to complement the
importance of the street and adjacent buildings. Larger
houses and wider roads were emphasised by more
dramatic street trees while more intimate closes and
curving lanes were often softened. Hedges are the
main boundary treatment and means of enclosure for
the public and private spaces.

Ease of Movement:

The Suburb provides an intrinsically permeable layout
based upon the perimeter block structure with the
axial roads typically providing through routes and an
informal network of roads providing the connecting
streets. Vehicular and pedestrian movement routes are
primarily

integrated with subtle graduations in scale denoting the
importance of the route and reflecting the adjacent
architectural response. Lower order streets often
respond to the natural contours of the site and follow
old tracks, field boundaries and the remnants of pre-
existing woodlands

Legibility

The Suburb is composed of a series of long range views,
framed views and glimpsed views, which in conjunction
with the architectural response, create an inherent
legibility. The long distance views towards the Dome of
the Free Church and the spire of St Jude’s provide the
over arching legibility framework. Shorter vistas framed
by distinctive architectural features and closed by
landmark buildings aid way-finding at a more local level.




Best Practice Local Precedents:
Thirsk, Stainley

Work carried out by Tempest at North Stainley,
north of Ripon, is considered to be an exemplar in
the provision of community uses, within an existing
settlement. North Stainley provides a wide range of
new housing and community benefits.

The scheme delivers a traditional Village Green concept
with associated environmental improvements for SuDS
and Ecology to reinforce the character of the Village,
working closely with the existing grain and density of the
settlement to provide a sustainable solution.

It is envisaged that the same design principles would
could be applied to a new development at Galtres
Garden Village to create a “landscape-led sustainable
community”’.




Best Practice Local Precedents: Derwenthorpe, York

The Joseph Rowntree backed development at New
Osbaldwick east of York is widely recognised as an
exemplar new housing development in terms of
housing set within an attractive landscape setting and a
sustainable urban extension to york. The development
was a winner of the Housing Design Awards in 2013.

One hundred years ago, Joseph Rowntree Foundation
built York's garden village of New Earswick to the
North of York as a model community from which
others might learn lessons. A century later |RF has
sought to to emulate this with a new community,
Derwenthorpe. The JRHT will have a long-term role in
the management and maintenance of the site. People
living in Derwenthorpe will see the Joseph Rowntree
Housing Trust actively involved in providing low carbon
produced heat from the Energy Centre, managing the
green and open spaces.

The Derwenthorpe development is characterised by a
generosity of multifunctional green space which provides
recreational opportunities and forms part of the site
wide SuDS strategy.
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Lifestyle

The housing, green infrastructure and sport and leisure facilities proposed can
be planned to help provide a sense of community. The masterplan proposals
for Galtres Garden Village have been prepared with the intention of providing
a range of travel choices. There is scope for a bus service to access the site.
A comprehensive network of attractive and direct pedestrians and cycle
routes as well are all intended to provide a genuine alternative to the use of
private can

Significant green spaces will be provided with space for growing food in
allotments, community orchards and gardens as well as space for walking,
cycling, sports and play. Open spaces have been planned to reach into all
areas of development so that it contributes to character of the housing but
also makes open spaces immediately accessible from people’s front doors.

CIVIC PRIDE
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Sustainability and Legac

The Galtres Garden village will follow an inclusive planning process which
will ensure that investment in infrastructure can be planned for with
confidence and ambition to the long term benefit of the community. For
instance proposals for planting large tree specimens to establish a sense

of permanence at early stages of the development. [t is intended that this
will instil a sense of civic pride and make residents more likely to take on
responsibility and interest in how their place is maintained and looked after.
This has added benefits in helping reduce crime and increasing desirability as
places to live.

A management plan which ensures assets will be managed in perpetuity for
the benefit of new and existing communities will be prepared. Continuous
engagement with the wider community and groups throughout the life of the
project will ensure that the new development is sensitive to their needs and
ensure the new community is well integrated into existing neighbourhoods.

The Garden Village principles will set the over arching identity and character
for the site. This will be characterised by predominantly medium and lower
density family housing with front and rear gardens, on-plot parking and
generous streets and public open spaces.

Within this common theme there will be local variations in character to
reflect site characteristics. A strong, coherent and appropriate architectural
style which reflects local materials and architectural language as well as the
Garden Village aesthetic will be developed, further details of which are
described in the design code section. The landscape strategy will also be
developed to use locally distinctive landscape types and plant species. The
majority of existing trees, hedges and water courses will be retained and used
to define a spacious and green character to the development.

The development will embrace some of the original design principles of
Garden Cities such as use of hedges to define front gardens, use of building
and landscape to frame and terminate key views, spacious streets with grass
verges and large streets trees, clear building alignment which is set back within
plots overlooking streets and a limited number of urban block typologies
which allows a clear distinction between public and private open space.

A clear street hierarchy will provide a structure to the housing development
which is easy to understand and navigate as well as allowing the design of
each street to be appropriate to its intended traffic role. Where parking is
provided on street it will be integrated into the street scene, this means only
providing it where there is sufficient width and placing it in dedicated bays
rather than informally at the side of the road.






Concept Masterplan
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Masterplan Development

The design team has looked at the site in some detail
and considered how important physical features can be
retained and integrated within the overall development.
Existing hedge lines are safeguarded, further planting
will strengthen these existing landscape assets,

and mechanical flailing of hedges will cease as a
comprehensive landscape masterplan strategy is
implemented. This will allow the hedge pattern to re
established itself where broken and for wildlife and
biodiversity to be enhanced.

Wildlife corridors and landscape management
techniques that encourage diversity will be integrated
within the landscape delivery strategy.

Early design work consider how land adjacent to the
Al237 could be developed however following feedback
and advice from York City Council the proposals have
been amended to create a free standing settlement
further east of the A1237 which is shown on the
opposite page. These sketches show the design
evolution and progression of the proposals from the
original proposals through to the latest masterplan.

Initial design wok considered where a hub and main focal point to the development could be located. In this sketch
the area was close to the site entrance is identified as a possible location for village cricket pitch, education facilities,

local centre and
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Above and below - Previous indicative proposals

The masterplan proposals have been gradually pulled further eastwards away from the Al237 and east of the pylons.
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Strategic Housing Site

Strategic Housing Site
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Original concept masterplan

Concept masterplan evolution

Concerns were raised in relation to previous masterplan proposals relating to the
close proximity of development to the Al237, the impact of the pylons running north
south through the site and how the development would not form a ‘free standing’
garden village.

Original masterplan area £ Extended masterplan area

Extended masterplan area

The plan above shows an extended masterplan area which created a larger site area
of 78.84 ha. The increased site area allowed for a generosity of green space and

for the repositioning of the village hub in a more central location to ensure Galtres
Garden village can provide the facilities to become a self sustaining settlement in

the most appropriate location for all residents. However the design and client team
remained concerned that this option was still too closely related to Huntington rather
than a separate settlement. Taking account the further work considering the wider
setting of York and the green fingers which surround and encroach into built areas a
conscious decision was taken to remove development west of the pylons.
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This shows a revised indicative concept sketch

masterplan which has been developed in further detail.
The revised approach keeps all development east of the
pylons and A1237. Two access points from North Lane
are proposed which would take the form of roundabouts.
A loop road would provide a bus route through the
village hub and local centre serving Galtres Garden
Village.



1 The masterplan concept seeks to strengthen and safeguard

A the existing pattern of hedges, drainage ditches and water

j courses, protecting all landscape assets. The green framework
| is conceived as a “living grid” into which various landscape
. elements are interwoven.

and amenity space, incorporate footpaths and cycle ways to
accommodate desire lines and give pedestrians and cyclists
priority over other modes of transport.

Sustainable green routeways will create a convenient network
to connect different areas and facilities within the site and
beyond to the wider countryside. The masterplan proposals
are conceived as offering the opportunity for individual
character areas defined by the landscape framework and field
boundary pattern.

The intention is for the residential development to be built out
over a long period of time in an organic manner which allows
the green infrastructure to grow and develop as the housing is
built out thereby providing the green backdrop require to
create a garden village setting.
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Design Principles and Objectives

The design principles for the proposals have been developed following a
rigorous site appraisal, review of relevant policy guidance and a landscape led
approach and design ethos which underpins the masterplan.

The Vision

Delivering approximately 1700 dwellings set within a landscaped environment.
It is envisaged that medium density housing will be provided to help mitigate
against over development and provide housing over a sustained period of
time. Landscape character areas are a key determining factor in the design
development, creating a unique and appropriate response to this attractive
location.

The masterplan team have considered in detail the site and the wider area in
particular the landscape character and setting of the site, it's topography and
it's relationship with the surrounding area and it's relationship with the Vale of
York.

The main design objectives for the site can be summarised as follows

*  The creation of attractive residential neighbourhoods within a landscape
setting with a series of north south green routes through the site

e Utilise the site’s existing field drainage system to incorporate SuDS

*  Provision of a “continuing care retirement community”, including
specialist housing and a range of services for the elderly and retired

e A community hub of shops

* A new primary school

Key Design Principles
I. Protecting sustainable routeways

The intention is to protect and enhance existing pedestrian movement
patterns and incorporate new sustainable routes. The concept plans show
the creation of new routes and their integration within the development
proposals. The aim is to ensure a landscape led framework which will nurture
existing wildlife.

2. Providing optimum outdoor space

The concept proposals seek to ensure a generous amount of open space to
facilitate outdoor leisure and recreation opportunities, safeguarding the health
and fitness of residents. The proposed landscape framework within which
the housing will be set will be capable of accommodating green routes. The
introduction of a sports pitches and areas of community allotments will be a
major feature of the proposals.

3. Feathering the edge of development

The proposed development will have a distinctive and wide ‘green edge’
forming its external perimeter. A substantial landscape area will ‘buffer
the edge of the development, and prevent development sprawling into
the landscape. It will also help mitigate the development outside the site
boundaries, merging and diluting the hard edge of development with the
surrounding landscape and providing opportunities for circular pedestrian
routes.

4. Ensuring the development can enhance biodiversity

Ensuring landscape buffer around the edge and introducing green routes and a
landscape / drainage framework which delivers a broad range of habitats and
diverse opportunities for wildlife to populate and inhabit these spaces.

It will be possible to demonstrate that year on year, the evolution of green
routes delivers an increase in biodiversity when compared to the previous
arable farmland.

5- Green-blue grid

Integrating the existing green and blue infrastructure within the development
proposals is key. “Green blue” routes can be incorporated to ensure access
to recreation and leisure opportunities within a generous public open space
allocation which will mean residents enjoy a healthy and active lifestyle.

6 - Offering a wide range of housing typologies and tenures
enhancing sustainability

The housing development offers an opportunity for a wide range of housing
typologies and tenures which respond to the housing needs of the community
as a whole and ensures that the development provides every type of
accommodation for residents appropriate to their stage in life, in a seamless
way. This builds resilience into the community and enables members of

the same family to live within accessible distances from each other, further
enhancing the community's sustainability and vitality.

Vision precedents




Direct pedestrian and Green buffer around the Recreation and play

cycle link to Earswick perimeter of the site to visual facilities within country Green buffer around the perimeter of the | o
‘ site to visually contain the development ocal centre and continuing care area
and Strebnsall Road contain the development park Y p retirement community
n

Vehicular access to site #om
North Lane

Design Concept and its application to the masterplan  Green routes inking win existing

country lanes to create a network of . .
green routeways Vehicular access to site

The key features of the design philosophy adopted for Galtres Garden Village are as follows from North Lane

* Alandscape led masterplan which seeks to incorporate existing landscape features and landscape buffers to the edge of the development

* A clear distinction between public and private realm

* Active frontage onto streets, pedestrian routes and open spaces

* Integrated movement for pedestrians, cyclists and vehicles, including safe links to and from the existing settlement

* A public realm which is well overlooked and supervised, following ‘Secured by Design’ principles to promote security for all residents and visitors

* Recognisable built forms and features to enhance legibility throughout the scheme, including feature spaces, landmark buildings, co-ordinated building materials and high quality landscaping to help define the streetscene
* Incorporating the existing hedgerows, other landscape assets and water courses to form a green and blue grid throughout the design.

Village hub at centre of site with Ecological / wetland buffer

New boundary
hedgerows planted
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Masterplan Concept

The masterplan concept seeks to strengthen and safeguard the existing
pattern of hedges, drainage ditches and water courses, protecting all
landscape assets. The green framework is conceived as a “living grid” into
which various landscape elements are interwoven.

Interconnecting green corridors of publicly accessible parkland and amenity
space, incorporate footpaths and cycle ways to accommodate desire lines and
give pedestrians and cyclists priority over other modes of transport.

Sustainable green routeways will create a convenient network to connect
different areas and facilities within the site and beyond to the wider
countryside. The masterplan proposals are conceived as offering the
opportunity for individual character areas defined by the landscape
framework and field boundary pattern.

The intention is for the residential development to be built out over a long
period of time in an organic manner which allows the green infrastructure
to grow and develop as the housing is built out thereby providing the green
backdrop require to create a garden village setting.

‘Galtres Garden Village’

The royal forest of Galtres was established by Norman Kings to the north of York
and once comprise 60 villages within 100,000 acres of land. The forest is associated
with the historic growth of York and once covered the site to which this development
relates. It is befitting and appropriate that the name ‘Galtres Garden Village' is used
for the development proposals given the garden village principles the development
will seek to incorporate including extensive areas of landscaping and wooded areas
around the site perimeter.

Revised Concept Masterplan

The concept masterplan has been revised in light of the advise received from officers
at York City Council. In particular the need to ensure that the site meets criteria 4 of
the selection methodology for sites being progressed through the local plan. The key
points which were raised included

*  The need to amend the overall site boundary for the site and the potential for
additional community facilities to be provided within the site to improve access
for existing and future residents

*  The overall distribution of usable open space and SuDS

* Increasing the landscape buffer adjacent to the Al237

*  Providing open space away from the overhead pillions

This advice has been taken on board within a revised concept masterplan which is
shown on the opposite page.







Galtres Garden Village




SPECIAL IDENTITY

Distinctive contemporary high quality architecture built from the inside out, with a rural feel, which is underpinned by a understanding of the surrounding context. The village will have a vibrant and lively ambience, which will welcome residents to a
landscaped environment whilst providing a safe and homely environment.

CONNECTED NEIGHBOURHOOD

ot = . 3 —" . |
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Attractive and usable green spaces that have a purpose and form, a sequence of connected public realm. The green spaces will connect to provide routes for the residents to walk around the site, still being in the safe managed grounds of the
neighbourhood to promote healthy living.

ACTIVE NEIGHBOURHOOD

Animated spaces and streets will encourage interaction between the residents, a space to sit and have a chat or admire the landscaping. There will also be areas designed into the landscaping to provide spaces for outdoor activities such as exercise,
sport, music, gardening and leisure.




AN INCLUSIVE NEIGHBOURHOOD

A neighbourhood with communal facilities such as a cafe, restaurant and bar where the residents can meet and socialise within the comfort of their retirement village. The village will be managed making it safe and secure, where people with more
greater needs know there will always be someone to watch out for them.

A SUSTAINABLE NEIGHBOURHOOD

All buildings will be energy efficient and residents will be encouraged to use the community minibus and car share scheme to promote the sustainable neighbourhood. The retirement village is designed to be inhabited by three distinct groups, the
active elderly, elderly and acute elderly which will provide a broad gene pool and whose developing needs can be catered for throughout the site.

AN EXEMPLAR RETIREMENT NEIGHBOURHOOD

A neighbourhood which is exemplar for retirement care which is built with a understanding of the surrounding context




Galtres Garden Village

The following section sets out initial ideas about the housing,
facilities and services which will be contained within the garden
village. In particular this section explains how a new school,
retirement living and community hub can be integrated within
the overall garden village to provide a self contained and
sustainable settlement.

Housing for all Nkl . it 1> s
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The proposed housing development will offer an opportunity
for a wide range of housing typologies and tenures which
respond to the housing needs of the community as a whole and
ensures that the Galtres Garden Village provides every type of
accommodation for residents appropriate to their stage in life,
in a seamless way. This builds resilience into the community and
enables members of the same family to live within accessible
distances from each other, further enhancing the community’s
sustainability and vitality. The village centre will provide
opportunities for elderly alongside family housing.

Galtres Garden village will include affordable properties available
on ‘shared ownership’ formats, affordable renting, private rent
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and properties for outright freehold purchase, all taking full
advantage of Government grants and initiatives aimed at dealing gerelen Clty cihes

with the current housing crisis. The intention is to create a new
neighbourhood for all ages and with a range of tenures in a
‘tenure blind' development.

Galtres Garden Village will provide a lifetime neighbourhood
with a mix for younger, family and older households. This
will support a well balanced and sustainable garden village
neighbourhood.

Providing a range of housing
densities

The garden village will have a discernible "“beginning, middle and
an end.”. Densities will increase towards the village centre and
train station and decrease towards the eastern and western
edges. Around the community hub \ village centres densities
will be higher reflecting the close proximity to services but
across the site as a whole the densities will remain relatively low
in the region of 32 dph.




Country park

Linear park

Village hub and
local centre

Primary school

Continuing care
retirement community

Concept plan showing the proposed garden village and
~. location of key facilities within proposed settlement




Providing a Vibrant Mixed Use Core

The community hub will accommodate the amenities and facilities for the
whole community but also will specifically incorporate accommodation for the
elderly and aged in close proximity, ensuring a vibrant and well utilised mixed-
use core. The Garden Village takes the opportunity of increasing densities in
these areas to ensure that the aged are at the centre of the community and
benefit from proximity to all facilities.

Primary School Precedents:




Forest School J_‘“] Rz I_.I ]

There is an opportunity to provide a single form entry primary
school on the Galtres Garden Village development. The
following images show an example of a ‘forest school'. The
proposed development could provide a living classroom with
wildlife corridors and SuDS creating opportunities for outdoors
learning and providing an invaluable education resource for a
new primary school.

Forest School - Floor Plan

Forest School - Floor Plan

Forest School - Cross Section




Care Village / Retirement Living

The concept masterplan identifies a development area suitable
for elderly accommodation either within a care village or an
extra care development. A mixed tenure Continuing Care
Retirement Community (CCRC) for over 55s will ensure

that the housing development is for all ages. This area of the
masterplan may accommodate the following

Care cluster - For residents with either a temporary or
permanent need for a higher level of care. it builds on the
nursing home model but offers higher space standards.

Rooms are arranged in clusters of twelve units and there are
enhancements to support residents with more acute dementia
needs.

Independent Living - A range of housing to offer different
options for the down sizing elderly. A mix of of two bed
bungalows, stand alone two-storey ‘Tyneside’ style flats each
with it's own front door as well as conventional one and two
bedroom flats possibly located in the hub building.

Outdoor gardening / workshop: Outdoor gardening activities
provide an excellent opportunity for socialising and being active.
The facility will include an area set aside of mini allotments as
well as a greenhouse and workshop space.

Courtyard gardens - The independent living houses will be
grouped around courtyards that provide a social and physical
focus for groups of 8-10 homes. These will be intimate in scale
and provide potential for sitting and socialising outdoors.

Communal gardens - Both the hub building and care cluster
will have access to generous green courtyard gardens. These
will provide terraces that allow amenity space to spill out and to
create a visual connection with them. By using colour, texture
and height more intimate spaces will be created. A ‘rambling’
path can creates an events journey with events along the route
including water features, herb gardens, bulb drifts and memory
zones.




Community Hub

The concept masterplan identifies an area in the centre of

the site suitable for a ‘village hub" which may accommodate a
small amount of retail and community facilities. Establishing the
community hub at an early stage of the overall site development
is important in fostering and developing community ownership
and a sense of belonging.

The community hub building provides the opportunity to
create a focal building within the village centre providing the
opportunity for residents and visitors to meet and interact.
Located close to the school and retirement accommodation

an appropriate community hub of activity will can be created
providing a range of facilities in a central location close to one
another. This may include several small local convenience shops
and retailers to meet local need.

Hub building Community shop

Community cafe

HCR L
WA A
AT

Village bakery / artisan bakery




Village green

There will be an opportunity within the garden village for a ‘village green’ as
part of the linear park which will be located close to the primary school and
continuing care retirement community. The concept of ‘village green’ will
help provide a space which can be used for various different activities as well
as providing important amenity space for residents.

The environs of the Garden Village could also be managed as Village Green
or common ground that surrounds the development as a whole adding to
the sense of spaciousness before the outlying field areas with their more
naturalistic vegetation and setting,

Village cricket

Village green activity Village green croquet

Village green




Country park and link
to Earswick

Retirement Living Village Hub

Sports pitches

Primary School

Linear green space containing
SuDS and accessible public
open space

Family housing

Green buffer







Galtres Grange Garden
Village
Design Principles




Understanding the landscape assets
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Creating Wildlife Corridors

Galtres Garden Village will demonstrate that the
‘landscape / drainage framework’ that underpins the
overall design delivers a broad range of habitats and
diverse opportunities for wildlife to populate and inhabit
these green spaces.

It will be possible to demonstrate that year on year, the
evolution of these green routes delivers an increase

in biodiversity when compared to the previous

arable farmland. A significant area of land will remain
undeveloped (30% of the site area) which will provide
considerable opportunity to apply the techniques
described here to enhance wildlife.

Green corridors and routes




Protecting sustainable routeways

The intention will be to create new sustainable routes which link in with wider routes. The plan will safeguard views ‘in
and out’ of the site and the setting, ensuring that the landscape mediates and enhances these aspects. The framework
will nurture existing wildlife environment, actively seeking opportunities to protect and safeguard wildlife routeways.
Seasonable scrapes and watercourses will be integrated within the ‘blue green grid ’ to sustain and encourage size
specific flora and fauna.

Linking different areas of the development with existing facilities is critical. A network of interconnected green
landscaped routes will provide opportunities for existing and future residents of the Galtres Garden Village extension to
access open space. The existing landscape setting surrounding the site in particular well established hedgerows will be
buffered with green space which provides a circular route around the garden village extension. Routes will be combined
with large areas of accessible green space for this to work as a genuine garden village extension.

Demonstrating that development enhances biodiversity

The Garden village extension will be able to demonstrate that the blue /green grid which underpins the overall design
delivers a broad range of habitats and diverse opportunities for wildlife to populate and inhabit these green spaces. It
will be possible to demonstrate that year on year, the evolution of these green routes delivers an increase in biodiversity
when compared to the previous arable farmland.

The over arching design concept is to strengthen and safeguard the existing pattern of hedges, drainage ditches and
water courses, protecting all landscape assets. This green framework is then conceived as a “living grid” into which
further landscape elements are interwoven. Interconnecting green corridors of publicly accessible parkland and amenity
space, incorporate footpaths and cycle ways to accommodate desire lines and deliver pedestrian primary throughout the
site.

Using pedestrian routes to deliver varied habitats

The pedestrian and sustainable routeways will be able to accommodate opportunities to provide varied landscape
backgrounds and habitats, ensuring that adjacent areas can be accessed through the site by wildlife corridors.
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Encouraging gardening and self-sufficiency

Galtres Garden village will have
sufficient open space to provide
opportunities for allotments and
cultivation. This will provide an
additional community resource that will
help fosters a sense of community and
interaction between residents.

Feathering the edge of development

Feathering the edge prevents urban sprawl, but also creates a wide range of
buffer landscape areas that can offer a variety of habitats and environments
for flora and fauna. The “green” buffer will provide an area of land where no
development will take place. Housing will be pulled away from the edge of
the site to allow a green buffer and lower density housing.

Making landscape the defining
expression of the sustainable
settlement

Landscape takes time to mature and early phased planting will deliver dramatic
“Statements of intent” in a cost effective and environmental conscious manner.
The concept masterplan suggest additional planting around the perimeter of
the site this will be planted at an early stage in the phasing of the development
to ensure a landscape led approach. A network of landscaped buffer zones
or corridors are to be provided around the perimeter of the site, providing
off-road circular routes for a varied range of users, linked to proposed
recreational paths crossing the site.  These corridors will incorporate areas of
structure planting, individual trees, native shrubs and species rich grasslands.
They will also incorporate elements of natural play equipment which will form
part of a trail throughout the site.




Ensuring ease of accessible routes

Sustainable movement throughout the development will be key. “Green blue"” routes
can be incorporated to ensure access to recreation and leisure opportunities within a
generous Public Open Space allocation which will mean residents enjoy a healthy and
active lifestyle, unsurpassed in any comparable housing development.

Every householder will be equidistant from public open space and recreational
facilities and all amenities will be easily accessed by foot, cycle or other sustainable
means. The ease of access to recreation and leisure opportunities within the
generous public open space allocation, means that residents will be able to enjoy a
healthy and active lifestyle.

Developing a hierarchy of streets

The proposed Galtres Grange Garden Village extension will be developed with a strong hierarchy of roads. Primary
roads linking the a ‘Garden village hub’ with the village, providing linkages between the emerging neighbourhoods.

*  Primary routes will be defined in a formal way with buildings on either side which provide passive surveillance.

* Secondary routes - a network of local streets should provide access and circulation to the rest of the residential
blocks

* Tertiary routes - can be designed to include a number of play streets with a shared surface.
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Providing optimum outdoor space

Green spaces will provide the opportunity for a range of outdoor
activities promoting health and well being.




Situating open spaces equidistant to
neighbourhoods

This enables Public Open Space to be evenly space to be evenly spaced
throughout the development and, importantly, that useful, functional, active
green spaces occur on either side of the green routes making them interesting
and attractive for the community to utilise.

Offering the widest range of
leisure opportunities for the whole
community

Public open space is not conceived merely as ** corporation playing

fields”, but will offer a wide range of leisure opportunities for the whole
community - young, middle aged, and elderly. “Trim tracks” and adventure
trails can be incorporated within a "blue / green framework and create
interest and involvement for all members of the family.

Providing education, fitness and well
being opportunities within the green
framework

The landscape framework will be capable of accommodating outdoor
classrooms on ‘green routes to school’ and benefits from fitness areas and
Tarzan' trails for health and well-being.




Country park, allotments and wildlife enhancement

Green buffer to around edge of site

Key Features

Biodiversity habitat enhancement
Forest school

Retirement living \ extra care
Green fingers

Village green

Green fingers running through the site

New school and local centre




Next Steps

Galtres Garden Village site represents an exciting opportunity to deliver a landscape

led garden village for approximately 1709 new homes contributing significantly to

York's housing need.

In summary, the development proposals

* Can deliver direct pedestrian and cycle links with Earswick and

*  Create a new village hub with village green, school, elderly accommodation and
small amount of shops can be provided to create a ‘garden village' centre to the
proposals

*  Provide a wide range of family housing with a density of 32 dph

* Integrate existing constraints

* Is deliverable in terms of land ownership and land owners who ware committed
to delivering a lasting legacy and the garden village concept.
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City of York: Objective Assessment of Housing Needs

Introduction

This report has been prepared by Nathaniel Lichfield & Partners (NLP) on
behalf of Shirethorn Limited (“Shirethorn”). The report provides objective
evidence on the local need and demand for housing in the City of York and its
Housing Market Area [HMA]. This work provides housing need evidence to
support a forthcoming Section 78 appeal concerning the refusal of planning
permission for the development of a 0.6 ha Green Belt site in Strensall, York.

This report is prepared in the context of Shirethorn’s land interests in the City
of York but does not consider site-specific issues. Rather, it establishes the
scale of need for housing in the City of York based upon a range of housing,
economic and demographic factors, trends and forecasts, based on the
application of NLP's HEaDROOM framework.

HEaDROOM is NLP's bespoke framework for identifying locally generated
housing needs and, since its conception in July 2010, has been applied in over
one hundred and fifty studies across the country, including on behalf of a
number of Local Authorities in evidence based studies (including SHMAS), to
underpin their Local Plan processes.

This report is set out as follows:

. Section 2.0 - This section considers the approach which needs to be
taken to calculating Objectively Assessed Housing Need [OAHN] and
sets out the requirements of the Framework, the Practice Guidance and
relevant High Court judgments in this context;

. Section 3.0 - This section provides a critique of the 841 dwellings per
annum [dpa] identified as the City of York’s OAHN in the June 2016
Strategic Housing Market Assessment [SHMA] for the City, and the
subsequent SHMA Addendum (also June 2016) which recommended a
broader OAHN range of 706 dpa to 898 dpa. This Section sets out the
extent to which the two documents fulfil the necessary requirements
previously discussed and whether they represent the full, objectively
assessed housing need for the City of York;

. Section 4.0 — Sets out the approach taken by NLP to define a new
OAHN for the City of York, using the latest demographic evidence and
economic forecasts and affordable housing needs;

. Section 5.0 - provides an analysis of market signals in the City;

. Section 6.0 — identifies a revised OAHN for the City of York, based on
NLP’s PopGroup modelling;

. Section 7.0 — Finally, this section summarises the key issues within the
SHMA and subsequent Addendum and sets out why it is not compliant
with the requirements for an OAHN calculation.
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Approach to Identifying OAHN

Introduction

This section sets out the requirements of the Framework and the Practice
Guidance in objectively assessing housing needs. This will provide the
benchmark against which the SHMA and subsequent Addendum will be
assessed, to ensure the necessary requirements are met. In addition, relevant
High Court judgments have been referenced to set out the requirements of an
OAHN calculation in a legal context.

Policy Context

The Framework

The Framework outlines a two-step approach to setting housing requirements
in Local Plans. Firstly, to define the full objectively assessed need for
development and then secondly, to set this against any adverse impacts or
constraints which would mean that need might not be met. This is enshrined in
the approach defined in the Framework which sets out the presumption in
favour of sustainable development:

“For plan-making this means that:

. LPAs should positively seek opportunities to meet the
development needs of their area,;

. Local Plans should meet objectively assessed needs, with
sufficient flexibility to adapt to rapid change, unless:
- any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against
the policies in this Framework taken as a whole; or

- specific policies in this Framework indicate development
should be restricted.” [814]

The Framework goes on to set out that in order to 'boost significantly' the
supply of housing, 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, as far as is consistent with the policies set out in
the framework..." [847]

The Framework sets out the approach to defining such evidence which is
required to underpin a local housing requirement. It sets out that in evidencing
housing needs:

“LPAs should have a clear understanding of housing needs in their area.
They should:

. prepare a SHMA to assess their full housing needs, working with

P6
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neighbouring authorities where housing market areas cross

administrative boundaries. The SHMA 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...” [§159]

Furthermore, the core planning principles set out in the Framework [8§17]
indicate that a planned level of housing to meet objectively assessed needs
must respond positively to wider opportunities for growth and should take
account of market signals, including housing affordability.

The Framework [§215] sets out that following 12-months from the publication
of the Framework, only due weight should be given to relevant policies in
existing plans according to their degree of consistency with the Framework.
The Framework and associated Practice Guidance are explicit that plans and
subsequently the policies contained within:

. should be kept up-to-date; and
. meet the objectively assessed needs of the area.

The Practice Guidance

The Framework is supplemented by the Practice Guidance which provides an
overarching framework for considering housing needs, but also acknowledges
that:

“There is no one methodological approach or use of a particular
dataset(s) that will provide a definitive assessment of development
need™.

The Guidance states that household projections published by CLG should
provide the starting point estimate of overall housing need?.

Although the Practice Guidance notes that demographic trends should be
applied as a starting point when assessing the OAHN, it goes on to state that
consideration should also be given to the likely change in job numbers. This
supports the importance that the Framework [8§158] places on the economy
and the requirement to “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”. A failure to take account of
economic considerations in the determination of the OAHN would be
inconsistent with this policy emphasis.

! 2a-005-20140306
% 2a-015-20140306
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The Inspector at the Fairford Inquiry® recognised the role of economic factors in
the assessment of the OAHN for Cotswold District:

“The Council has not provided a figure for OAN which takes account of
employment trends. The Council argues that the advice in the PPG does
not require local planning authorities to increase their figure for OAN to
reflect employment considerations, but only to consider how the location
of new housing or infrastructure development could help address the
problems arising from such considerations. | disagree. In my view, the
PPG requires employment trends to be reflected in the OAN, as they are
likely to affect the need for housing. They are not “policy on”
considerations but part of the elements that go towards reaching a “policy
off” OAN, before the application of policy considerations. There is no
evidence that the Council’s figures reflect employment considerations”
[IR. 819].

This view reflects the position expressed by the Inspector (and confirmed by
the Secretary of State) in the Pulley Lane Inquiries in Droitwich Spa®*. The
Inspector’s report (which was accepted by the SoS) states that:

“The Council’s case that “unvarnished” means arriving at a figure which
doesn't take into account migration or economic considerations is neither
consistent with the (Gallagher) judgment, nor is it consistent with
planning practice for deriving a figure for objectively assessed need to
which constraint policies are then applied. Plainly the Council’s approach
is incorrect. Clearly, where the judgement refers to ‘unvarnished’ figures
(paragraph 29) it means environmental or other policy constraints. There
is nothing in the judgement which suggests that it is not perfectly proper
to take into account migration, economic considerations, second homes
and vacancies”. [IR. §8.45]

Housing need, as suggested by household projections, should be adjusted to
reflect appropriate market signals, as well as other market indicators of the
balance between the demand for and supply of dwellings. Relevant signals
may include land prices, house prices, rents, affordability (the ratio between
lower quartile house prices and the lower quartile income or earnings can be
used to assess the relative affordability of housing), rate of development and,
overcrowding®:

“Appropriate comparisons of indicators should be made. This includes
comparison with longer term trends (both in absolute levels and rates of
change) in the: housing market area; similar demographic and economic
areas; and nationally. 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 an upward adjustment is required, plan makers should set this

% Land South of Cirencester Road, Fairford (PINS Ref No: APP/F1610/A/14/2213318) (22 September 2014).
“ Land at Pulley Lane, Newland Road and Primsland Way, Droitwich Spa (APP/H1840/A/13/2199085) and Land north of Pulley
Lane, Newland Road and Primsland Way, Droitwich Spa (PINS Ref No: APP/H1840/A/13/2199426) (2 July 2014).

® 2a-019-20140306
® 2a-020-20140306
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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 (e.g. the differential
between land prices), the larger the improvement in affordability needed and,
therefore, the larger the additional supply response should be’.

The Guidance recognises that market signals are affected by a number of
economic factors, and plan makers should not attempt to estimate the precise
impact of an increase in housing supply. Rather they should increase planned
supply by an amount that, on reasonable assumptions and consistent with
principles of sustainable development, could be expected to improve
affordability, and monitor the response of the market over the plan period®.

The Practice Guidance concludes by suggesting that the total need for
affordable housing should be identified and converted into annual flows by
calculating the total net need (subtracting total available stock from total gross
need) and converting total net need into an annual flow.

The total affordable housing need should then be considered in the context of
its likely delivery as a proportion of mixed market and affordable housing
developments, given the probable percentage of affordable housing to be
delivered by market housing led developments:

“An increase in the total housing figures included in the local plan should
be considered where it could help deliver the required number of
affordable homes.®”

Local Plan Experts Group Report to CLG (2016)

The Local Plan Expert Group [LPEG], in its Report to the Secretary of State for
Communities and Local Government in March 2016, recommended various
changes to the Practice Guidance with the remit of considering how local plan-
making could be made more efficient and effective.

Although very limited weight can be given to the LPEG approach given that it is
not policy or endorsed by Government, it is at least helpful in seeking to
understand the general ‘direction of travel’ of defining OAHN and what an
appropriate response might be to define the influence of market signals and
affordable housing needs.

LPEG recommends changes to the preparation of SHMAs and determination
of OAHN. It proposes the following changes in approach:

a If they wish, plan makers should continue to be able to plan for further
growth beyond FOAHN by considering a “policy on” alignment with job
growth in setting their housing requirement where this is greater than
housing need, but this should not be part of OAHN;

7 2a-020-20140306

Sibid

°|D: 2a-029-20140306
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b It places more emphasis on market signals (concentrating on the
relationship between median quartile house prices and lower quartile
rental values and wages) and provides guidance on the level of uplift to
apply (0-25%), based on the scale of affordability pressure;

c It provides clear guidance on how to respond to affordable housing need
— but without suggesting that the OAHN should be increased to meet the
affordable housing need in full;

d Where the total number of homes that would be necessary to meet
affordable housing need is greater than the adjusted demographic-led
OAHN, then this figure should be uplifted by a further 10%. The 10%
uplift is intended to provide a streamline approach that removes
judgement and debate from the process of setting OAHN (as opposed to
what might be the most accurate under current Practice Guidance);

e It requires consideration of both the SNPP and 10-year trends in the
assessment of the starting point requirement and states that the higher
figure should be applied;

f It specifically states that Unattributable Population Change'® and other
adjustments should not be applied unless there are exceptional reasons
to do so; and,

g It requires consideration to be given to an uplift in household formation
rates — increasing the 25-44 cohorts to make up half the difference with
the 2008-based projections.

The methodological approach proposed by the LPEG is set out Figure 2.1.

10 Unattributable Population Change (UPC) is the population change between the 2001 and 2011 Censuses which cannot be
attributed to births, deaths or migration. It is either a result of the mis-recording of migration or the mis-recording of one (or both)

Censuses.
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Figure 2.1  Proposed methodology for determination of OAHN.
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Applying the LPEG approach should be treated with caution at this stage given

that it is not policy nor endorsed by Government and, in of itself, it will only be
justified once/if the Practice Guidance is updated.
context of the whole LPEG methodology and its purpose.

Recent Legal Judgments

There have been several key recent legal judgments of relevance to the
identification of OAHN for the purposes of a S.78 appeal, and which provide

clarity on interpreting the Framework:

It must also be seen in the

. ‘St Albans City and District Council v (1) Hunston Properties Limited and

(2) Secretary of State for Communities and Local Government [2013]

EWCA Civ 1610’ referred to as “Hunston”;

. ‘(1) Gallagher Homes Limited and (2) Lioncourt Homes Limited v Solihull
Metropolitan Borough Council [2014] EWHC 1283’ referred to as
“Solihull”;

. ‘Satnam Millennium Limited and Warrington Borough Council [2015]

EWHC 370’ referred to as “Satnam”;

11741287v6
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. ‘Kings Lynn and West Norfolk Borough Council v (i) Secretary of State
for Communities and Local Government and (ii) EIm Park Holdings
[2015] EWHC 1958’ referred to as “Kings Lynn”; and

. ‘West Berkshire District Council v (i) Secretary of State for Communities
and Local Government and (ii) HDD Burghfield Common Ltd [2016]
EWHC 267’ referred to as “Burghfield Common”.

Hunston

“Hunston” goes to the heart of the interpretation of 847 of the Framework. It
relates to an appeal decision in respect of a scheme predominantly comprising
housing on a Green Belt site. Its relevance is that it deals with the question of
what forms the relevant benchmark for the housing requirement, when policies
on the housing requirement are absent, silent or out of date as referred to in
814 of the Framework.

Hunston establishes that 847 applies to decision-taking as well as plan-making
and that where policies for the supply of housing are out of date, objectively
assessed needs become the relevant benchmark.

Sir David Keene in his judgment at 8§25 stated:

“... I am not persuaded that the inspector was entitled to use a housing
requirement figure derived from a revoked plan, even as a proxy for what
the local plan process may produce eventually. The words in paragraph
47(1), “as far as is consistent with the policies set out in this Framework”
remind one that the Framework is to be read as a whole, but their
specific role in that sub-paragraph seems to me to be related to the
approach to be adopted in producing the Local Plan. If one looks at what
is said in that sub-paragraph, it is advising local planning authorities:

“to ensure that their Local Plan meets the full, objectively assessed
needs for market and affordable housing in the housing market area, as
far as is consistent with the policies set out in this Framework.”

That qualification contained in the last clause quoted is not qualifying
housing needs. It is qualifying the extent to which the Local Plan should
go to meet those needs. The needs assessment, objectively arrived at, is
not affected in advance of the production of the Local Plan, which will
then set the requirement figure.”

Crucially Hunston determined that it is clear that constraints should not be
applied in arriving at an objective assessment of need. Sir David Keene in
Hunston goes on to set out that (8§26 and §27):

“...itis not for an inspector on a Section 78 appeal to seek to carry out
some sort of local plan process as part of determining the appeal, so as
to arrive at a constrained housing requirement figure. An inspector in that
situation is not in a position to carry out such an exercise in a proper
fashion, since it is impossible for any rounded assessment similar to the
local plan process to be done... It seems to me to have been mistaken
to use a figure for housing requirements below the full objectively
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assessed needs figure until such time as the Local Plan process came
up with a constrained figure.

It follows from this that | agree with the judge below that the inspector
erred by adopting such a constrained figure for housing need. It led her
to find that there was no shortfall in housing land supply in the district.
She should have concluded, using the correct policy approach, that there
was such a shortfall. The supply fell below the objectively assessed five
year requirement.”

Solihull

“Solihull” is concerned with the adoption of the Solihull Local Plan and the
extent to which it was supported by a figure for objectively assessed housing
need. Although related to plan-making, it again deals with 814 and 847 of the
Framework and draws upon, and reiterates, the earlier Hunston judgment.

The judgment of Hickinbottom J in Solihull sets out a very useful summary of
the staged approach to arriving at a housing requirement, providing some
useful definitions of the concepts applied in respect of housing needs and
requirements (837):

“As a preliminary point, it will be helpful to deal briefly with the different
concepts and terms in play.

i) Household projections: These are demographic, trend-based
projections indicating the likely number and type of future households if
the underlying trends and demographic assumptions are realised. They
provide useful long-term trajectories, in terms of growth averages
throughout the projection period. However, they are not reliable as
household growth estimates for particular years: they are subject to the
uncertainties inherent in demographic behaviour, and sensitive to factors
(such as changing economic and social circumstances) that may affect
that behaviour...

i) Full Objective Assessment of Need for Housing: This is the
objectively assessed need for housing in an area, leaving aside policy
considerations. It is therefore closely linked to the relevant household
projection; but is not necessarily the same. An objective assessment of
housing need may result in a different figure from that based on purely
demographics if, e.g., the assessor considers that the household
projection fails properly to take into account the effects of a major
downturn (or upturn) in the economy that will affect future housing needs
in an area. Nevertheless, where there are no such factors, objective
assessment of need may be — and sometimes is — taken as being the
same as the relevant household projection.

iii) Housing Requirement: This is the figure which reflects, not only the
assessed need for housing, but also any policy considerations that might
require that figure to be manipulated to determine the actual housing
target for an area. For example, built development in an area might be
constrained by the extent of land which is the subject of policy protection,
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such as Green Belt or Areas of Outstanding Natural Beauty. Or it might
be decided, as a matter of policy, to encourage or discourage particular
migration reflected in demographic trends. Once these policy
considerations have been applied to the figure for full objectively
assessed need for housing in an area, the result is a “policy on” figure for
housing requirement. Subject to it being determined by a proper process,
the housing requirement figure will be the target against which housing
supply will normally be measured.”

2.29 Whilst this is clear that a housing requirement is a “policy on” figure and that it
may be different from the full objectively assessed need, Solihull does reiterate
the principles set out in Huston, namely that where a Local Plan is out of date
in respect of a housing requirement (in that there is no Framework-compliant
policy for housing provision within the Development Plan) then the housing
requirement for decision taking will be an objective assessment of need [888]:

“I respectfully agree with Sir David Keene (at [4] of Hunston): the drafting
of paragraph 47 is less than clear to me, and the interpretative task is
therefore far from easy. However, a number of points are now, following
Hunston, clear. Two relate to development control decision-taking.

i) Although the first bullet point of paragraph 47 directly concerns plan-
making, it is implicit that a local planning authority must ensure that it
meets the full, objectively assessed needs for market and affordable
housing in the housing market, as far as consistent with the policies set
out in the NPPF, even when considering development control decisions.

i) Where there is no Local Plan, then the housing requirement for a local
authority for the purposes of paragraph 47 is the full, objectively
assessed need.”

2.30 Solihull also reaffirms the judgment in Hunston that full objectively assessed
needs should be arrived at, and utilised, without the application of any
constraining factors. At 891 of the judgment the judge sets out:

"...in the context of the first bullet point in paragraph 47, policy matters
and other constraining factors qualify, not the full objectively assessed
housing needs, but rather the extent to which the authority should meet
those needs on the basis of other NPPF policies that may, significantly
and demonstrably outweigh the benefits of such housing provision.”

Satham

2.31 “Satnam” highlights the importance of considering affordable housing needs in
concluding on full OAHN. The decision found that the adopted OAHN figure
within Warrington’s Local Plan was not in compliance with policy in respect of
affordable housing because (as set out in 843) the assessed need for
affordable housing need was never expressed or included as part of OAHN.

2.32 The decision found that the “proper exercise” had not been undertaken,
namely:

“(a) having identified the OAN for affordable housing, that should then be
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considered in the context of its likely delivery as a proportion of mixed
market/affordable housing development; an increase in the total housing
figures included in the local plan should be considered where it could
help deliver the required number of affordable homes;

(b) the Local Plan should then meet the OAN for affordable housing,
subject only to the constraints referred to in NPPF, paragraphs 14 and
47.”

In summary, this judgment establishes that full OAHN has to include an
assessment of full affordable housing needs.

Kings Lynn

Whilst “Satnam” establishes the fact that full OAHN must include affordable
housing needs, “Kings Lynn” establishes how full affordable housing needs
should be addressed as part of a full OAHN calculation. The judgment
identifies that it is the function of a SHMA to address the needs for all types of
housing including affordable, but not necessarily to meet these needs in full.
The justification of this statement is set out below in 835 to 8§36 of the
judgment.

“At the second stage described by the second sub-bullet point in
paragraph 159, the needs for types and tenures of housing should be
addressed. That includes the assessment of the need for affordable
housing as well as different forms of housing required to meet the needs
of all parts of the community. Again, the PPG provides guidance as to
how this stage of the assessment should be conducted, including in
some detail how the gross unmet need for affordable housing should be
calculated. The Framework makes clear these needs should be
addressed in determining the FOAN, but neither the Framework nor the
PPG suggest that they have to be met in full when determining that
FOAN. This is no doubt because in practice very often the calculation of
unmet affordable housing need will produce a figure which the planning
authority has little or no prospect of delivering in practice. That is
because the vast majority of delivery will occur as a proportion of open-
market schemes and is therefore dependent for its delivery upon market
housing being developed. It is no doubt for this reason that the PPG
observes at paragraph ID 2a-208-20140306 as follows:

i "The total affordable housing need should then be considered in the
context of its likely delivery as a proportion of mixed market and
affordable housing developments, given the probable percentage of
affordable housing to be delivered by market housing led developments.
An increase in total housing figures included in the local plan should be
considered where it could help deliver the required number of affordable
homes."

... This consideration of an increase to help deliver the required number
of affordable homes, rather than an instruction that the requirement be
met in total, is consistent with the policy in paragraph 159 of the
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Framework requiring that the SHMA "addresses" these needs in
determining the FOAN. They should have an important influence
increasing the derived FOAN since they are significant factors in
providing for housing needs within an area.”

The judgment is clear that the correct method for considering the amount of
housing required to meet full affordable housing needs is to consider the
guantum of market housing needed to deliver full affordable housing needs (at
a given percentage). However, as the judgment sets out, this can lead to a full
OAHN figure which is so large that a LPA would have “ittle or no prospect of
delivering (it) in practice”. Therefore, it is clear from this judgment that although
it may not be reasonable and therefore should not be expected that the OAHN
will include affordable housing needs in full, an uplift or similar consideration of
how affordable needs can be ‘addressed’ is necessary as part of the full OAHN
calculation. This reflects §159 of the Framework.

Burghfield Common

Burghfield Common relates to an allowed appeal decision for a residential
development on land at Firlands Farm, Hollybush Lane, Burghfield Common,
Berkshire. lIts relevance is that the appellant in that appeal produced evidence
on objectively assessed needs, which the Inspector concluded should be used
to judge the five year land supply situation rather than the interim Core
Strategy figure. The judgment essentially confirms that the Inspector was
entitled to rely on the appellants evidence on OAHN concluding that the
appellants:

“... had produced evidence on housing need for the purposes of this
appeal which the Inspector considered to be material to his decision.
That, as | have said, was in the circumstances the correct approach for
him to adopt.” [849]

In considering OAHN at a s.78 appeal it is not the sole preserve of the LPA to
produce evidence and calculate the appropriate OAHN. Alternative evidence
material to the case, including that which would indicate a different conclusion
on OAHN, should be properly had regard to, based on the reasonableness of
its approach.

Conclusion

It is against this policy context that the housing need for the City of York must
be considered. In practice, applying the Framework and Practice Guidance to
arrive at a robust and evidenced OAHN is a staged and logical process. An
OAHN must be a level of housing delivery which meets the needs associated
with population, employment and household growth, addresses the need for all
types of housing including affordable and caters for housing demand (the
Framework, §159).

Furthermore, a planned level of housing to meet OAHN must respond
positively to wider opportunities for growth and should take account of market
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signals, including affordability (the Framework 817). This approach has been

supported by the recent Legal Judgements summarised above. This approach
is summarised in Figure 2.2.

Figure 2.2 The Framework and Practice Guidance Approach to Objectively Assessing Housing Needs
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City of York Council’s OAHN Evidence

Introduction

Before setting out a critique of CYC’s housing OAHN evidence base, it is
important to recognise that the Council has never had an adopted Local Plan
for the City (under the 1971 Act, the 1990 Act or the 2004 Act) and progress on
the current draft Local Plan is glacial.

The development plan for York comprises two policies™ and the Key Diagram
of the partially revoked Yorkshire and Humber Regional Strategy (2008)
[YHRS]. There is no adopted Local Plan for York that forms part of the
development plan. Instead, there is a long history of failed attempts to produce
an adopted Local Plan.

In 2013, the Council published the ‘York Local Plan — Preferred Options’
document for consultation in summer 2013, followed by a ‘Further Sites’
consultation for six weeks in summer 2014 which included potential new sites
and changes to the boundaries of some of the sites originally identified.
Following these consultations, a 'Publication Draft Local Plan and Proposals
Map' was considered by the Local Plan Working Group [LPWG] and by
Cabinet in September 20142, With the intention of progressing a Framework
compliant local plan, the Cabinet resolved to carry through the LPWG’s
recommendations and approve the Local Plan Publication Draft for public
consultation, subject to amendments circulated at the Cabinet meeting and to
instruct officers to report back following the consultation with a
recommendation on whether it would be appropriate to submit the Publication
Draft for public examination.

However, at the Full Council on 9 October 2014* a resolution was made to
halt the public consultation on the Local Plan Publication Draft in order to
reassess and accurately reflect objectively assessed requirements. The
resolution also instructed officers to produce a report on the housing trajectory
to be brought back to the next meeting of the LPWG in November 2014 along
with the relevant background reports. The intention was for the report to allow
the LPWG to agree an accurate analysis of the housing trajectory that is
objective, evidence based and deliverable. The analysis was to be used to
‘inform housing allocations and a new proposed Local Plan to be brought back
to the next LPWG for discussion and recommendation to Cabinet in
November.”

1 Both relating to Green Belt, requiring its inner boundaries to be defined in a plan and confirming that the general extent is
about 6 miles out from the City centre

12 Cabinet Meeting Thursday 25 September, 2014 - Minutes

'¥ Resolutions and proceedings of the Meeting of the City of York Council held in Guildhall, York on Thursday, 9th October,

2014

P18

11741287v6



City of York: Objective Assessment of Housing Needs

35 The Council has published the following ‘further work’ on the Local Plan
relating to housing needs since the Full Council resolution to halt the
Publication Draft Local Plan in 2014:

1 In December 2014, the LPWG considered a report on ‘Housing
Requirements in York’ which was based on two background documents
produced by Arup*. The report set out four different housing
requirement figures that were considered sound against the evidence
base and three options for progressing the work on housing
requirements. The LPWG members agreed a housing requirement figure
of 926 dpa'’;

2 In September 2015 the LPWG considered an update on the ‘Objective
Assessment of Housing Need’ [OAHN] report produced by Arup*® and a
report on ‘Economic Growth™’. The Arup report concluded that the
housing ‘requirement’ should be in the range of 817 dwellings per annum
[dpa] to 854 dpa between 2012 and 2031. The LPWG’s
recommendations were that the Executive Committee note the Arup
OAHN report and endorse further work, including an evaluation of any
spatial and delivery implications, on two scenarios for economic growth
that would be reported back to the LPWG in due course;

3 In Autumn 2015 the Council commissioned GL Hearn jointly with
Ryedale, Hambleton and the North York Moors National Park Authority to
undertake a Strategic Housing Market assessment [SHMA]*®. This study
aimed to provide a clear understanding of housing needs in the City of
York area. The SHMA was published as part of a suite of documents for
the LPWG meeting on 27" June 2016. It concluded that the OAHN for
the City of York was in the order of 841 dpa.

4 On the 25" May 2016 ONS published a new set of (2014-based) sub
national population projections [SNPP]. These projections were
published too late in the SHMA process to be incorporated into the main
document. However in June 2016 GL Hearn produced an Addendum™®
to the main SHMA report which briefly reviewed key aspects of the
projections and concluded that the latest (higher) SNPP suggested a
need for some 898 dpa between 2012 and 2032. However due to
concerns over the historic growth within the student population, the
Addendum settled on a wider OAHN range of 706 dpa — 898 dpa, and
therefore the Council did not need to move away from the previous 841
dpa figure.

36 The remainder of this section provides a critique of Council’s most recent
housing evidence base, specifically the 2016 SHMA and subsequent
Addendum.

* Assessment of the Evidence on Housing Requirements in York (Arup, May 2013) & Housing Requirements in York: Evidence
on Housing Requirements in York: 2014 Update (Arup, September 2014)

'% | ocal Plan Working Group 17 December 2014 - Minutes

'® Evidence on Housing Requirements in York: 2015 Update — Arup (August 2015)

York Economic Forecasts — Oxford Economics (May 2015)

BGL Hearn (June 2016): City of York Council Strategic Housing Market Assessment

®GL Hearn (June 2016): City of York Council Strategic Housing Market Assessment - Addendum
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Overview of the City of York SHMA and Addendum

As noted above, the emerging City of York Local Plan is currently underpinned
by two key housing need documents:

1 City of York Strategic Housing Market Assessment [SHMA], prepared on
behalf of CYC by GL Hearn in June 2016; and,

2 City of York SHMA Addendum, also prepared on behalf of CYC by GL
Hearn in June 2016.

City of York SHMA (June 2016)

GL Hearn states that the SHMA was prepared ‘essentially to sensitivity check’
the Arup August 2015 Housing Requirements in York report. However, it
departs significantly from the Arup approach and undertakes an entirely new
set of modelling using the 2012-based SNPP and 2012-based SNHP for the
period 2012-2032. The subsequent Addendum was prepared to understand
the implications on the earlier SHMA analysis of the publication of the 2014-
based Sub-National Population Projections [SNPP] on 25" May 2016.

The SHMA concludes (Section 2.0) that the HMA which covers the City of York
also extends to include Selby. However:

“While we propose a HMA which links to Selby and York we are not
considering housing need across the HMA. Selby has recently produced
its own SHMA and this assessment does not seek to replicate it” [§2.106]

GL Hearn undertook a number of demographic modelling scenarios including
the 2012-based SNPP; long term migration trends and 2012-based SNPP
adjusted to take into account the (higher) 2014 MYE. GL Hearn concluded that
the SNPP “is a sound demographic projection from a technical perspective”
[page 83], although they attached greater weight to a higher figure of 833 dpa
based on a projection which takes into account the 2013 and 2014 Mid-Year
Population Estimates [MYE] and rolls forward the SNPP.

The SHMA concluded that one of the most noteworthy findings from the
analysis was the relatively small increase in the population aged 15-29 (which
includes the vast majority of students):

“Whilst over the 2001-2014 period this age group increased by12,600,
there is only projected to be a 2,500 increase over the 20-years to 2032.
Such a finding is consistent with this age group not being expected to
see any notable changes at a national level in the future...At the time of
writing York University was not expecting significant increases in the
student population, whilst St Johns was only expecting a modest
increase. With this knowledge, and the age specific outputs from the
SNPP we can have reasonable confidence that the SNPP is a realistic
projection.” [84.31-84.32]

The projections are set out in Table 3.1.
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Table 3.1  Summary of the City of York SHMA (June 2016) Range of Scenarios (2012-2032)

Change in Dwellings per Job growth per
Households annum (2012-2032 | annum (2012-2032)

2012-based SNPP 15,093 783 dpa

2014-based 18,458 958 dpa

UPC adjus.ted . 12,676 658 dpa (not provided)
10-year migration 13,660 709 dpa

2012-based SNPP (as

updated) 16,056 833 dpa

OE Baseline 609

OE Re-profiling 15019 780 dpa 635

OE - higher migration 15,685 814 dpa 868
YHREM 15,356 797 dpa 789

Source: City of York SHMA (June 2016)

The analysis also considered future economic growth performance by
accessing forecasts from Oxford Economics [OE] and Experian (via the
Yorkshire and the Humber Regional Economic Modelling [YHREM]). The
forecasts range from 609 jobs per annum (OE baseline) to 868 (OE higher
migration).

The GL Hearn modelling concluded that this would support a level of
population growth broadly in line with the 2012-based SNPP generating
between 780-814 dpa, which it considered to be below the level of need
identified from the most recent MYE data:

“On balance there is no justification for an uplift to housing numbers in
the City to support expected growth in employment” [page 87].

The SHMA proceeds to identify a relatively high level of affordable housing
need, of 573 dpa, above the 486 dpa need identified by GVA in the 2011
SHMA. It states:

“The analysis undertaken arguably provides some evidence to justify
considering an adjustment to the assessed housing need to address the
needs of concealed households, and support improvements [sic]
household formation for younger households; although any adjustment
will also need to take account of any future changes already within the
household projections (e.g. in terms of improving household formation).
The issue of a need for any uplift is considered alongside the analysis of
market signals which follows.” [§6.112]

However, the SHMA concludes that whilst the affordable housing need
represents 69% of the need identified in the demographic-led projections, it is
not appropriate to directly compare the need as they are calculated in different
ways:

«  “The analysis does not suggest that there is any strong evidence of
a need to consider housing delivery higher than that suggested by
demographic projections to help deliver more affordable homes to
meet the affordable housing need.
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« However, in combination with the market signals evidence some
additional housing might be considered appropriate to help improve
access to housing for younger people. A modest uplift would not be
expected to generate any significant population growth (over and
above that shown by demographic projections) but would contribute
to reducing concealed households and increasing new household
formation. The additional uplift would also provide some additional
affordable housing.” [page 115]

GL Hearn’s market signals analysis in the SHMA indicates that there are
affordability pressures in the City of York:

1 Lower quartile to median income ratio is around 7.89 (compared to 6.45
nationally);

2 House prices are also very high and tripled in the pre-recession decade.
Private rental levels in York, at £675 pcm, which are higher than
comparator areas and nationally (E600 pcm in England);

3 Over-occupied dwellings increased by 52% between 2001 and 2011:
“which is high relative to that seen at a regional or national level” [§8.34].

4 Housing delivery in York:

“...has missed the target each year since 2007” [88.38].

In this regard, GL Hearn concludes that:

“It would therefore be appropriate to consider a modest upward
adjustment to the demographic assessment of housing need to improve
affordability over time.” [§8.99]

To consider what level of uplift might be appropriate, GL Hearn sought to
assess the degree to which household formation levels had been constrained
for younger age groups, and what scale of adjustment to housing provision
would be necessary for these to improve. This was derived on the assumption
that household formation rates of the 25-34 age group would return to 2001
levels by 2025 (from 2015). This resulted in an increase in the annual housing
provision of 8 homes per annum across the City for each of the
aforementioned scenarios.

The SHMA confirms that this sensitivity analysis represents “the market signals
adjustment” [§8.111], although in the light of GL Hearn’s conclusions
concerning affordable housing needs (see above), this 8 dpa uplift would also
appear to be geared towards improving access to housing for younger people
in the City.

The SHMA therefore concludes that applying an 8 dwelling uplift to the 833
dpa preferred demographic scenario results in an overall housing OAHN of
841 dpa over the 2012-2032 period.
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SHMA Addendum (June 2016)

3.22 The Addendum revisits parts of the earlier City of York SHMA analysis
following the publication of the 2014-based SNPP by ONS on 25" May 2016.
The report found that the latest projections suggest a higher level of population
growth, at levels around 28% higher than in the 2012-based SNPP.

3.23 GL Hearn’s analysis states that the difference between the 2014-based SNPP
and the 2012-based SNPP ‘is around 4,000 people, with around the same
number being an additional increase in the 15-29 age group (4,200 of the
difference)” [§1.10].

3.24 GL Hearn considers that the growth in the younger age group is likely to reflect
the strong growth in the student population in the City between 2008 and 2014
as a result of a new campus opening (the University of York expanded by
3,500 students over the period). The Update quotes an ONS response to CYC
during the consultation to the latest projections, which suggests that some
locally specific issues (such as the recorded outflow of male students from the
city of York) may be under-estimated and should be treated with care.

3.25 This is in contrast to GL Hearn’s previous conclusions on the 2012-based
SNPP (as set out in the earlier 2016 SHMA), where they considered that the
2012-based SNPP was a realistic projection because it forecast limited growth
in the 15-29 age group going forward.

3.26 GL Hearn revisited the modelling using a revised long term migration trend and
the 2014-based SNPP (Table 3.2).

Table 3.2  Summary of the City of York SHMA Addendum (June 2016) Range of Scenarios (2012-2032)

2012- based SNHP Headshlp Rates + uplift to the 25-34

Change in Dwellings per age group headship
Households Annum rates
792

2012-based SNPP 15,093

2012-based SNPP (updated) 16,056 833

2014-based SNPP 17,134 889 898
10-year Migration Trend 13,457 698 706

Source: City of York SHMA Addendum (June 2016)

3.27 Using the latest available data and including a “market signals adjustment”
[1.32] of 8 dpa as contained in the SHMA “and recognising concerns around
the impact of historic student growth, this addendum identifies an overall
housing need of up to 898 dpa”. [81.20].

3.28 An update to the affordable housing need model increases the ‘bottom line
estimate of affordable housing need’ from 573 dpa to 627 dpa.

3.29 The Addendum draws the following conclusions on OAHN:

“There are concerns relating to historic growth within the student
population and how this translates into the SNPP projections. This looks
to be a particular concern in relation to the 2014-based SNPP where
there is a relatively strong growth in some student age groups when
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compared with the 2012-based version (which looks to be sound for
those particular age groups). Some consideration could be given to
longer term dynamics although this does need to recognise that the
evidence suggests some shift in migration patterns over the more recent
years — a 10 year migration trend using the latest available evidence
calculates a need for 706 dpa, although as noted this will not fully reflect
some of the more recent trends. This projection is therefore not
considered to be an appropriate starting point for which to assess
housing need although it can be used to help identify the bottom end of a
reasonable range.

"Given that the full SHMA document identifies an OAN for 841dpa which
sits comfortably within this range set out in this addendum (706 dpa —
898 dpa) it is suggested that the Council do not need to move away from
this number on the basis of the newly available evidence — particularly
given the potential concerns about the impact of student growth in the
2014-based SNPP and also longer term trends not reflecting the most
recent trends.” [81.33-81.34].

NLP Critique

The Starting Point and Demographic-led Needs

Population Change

The Practice Guidance sets out that in assessing demographic-led housing
needs, the CLG Household Projections form the overall starting point for the
estimate of housing need, but these may require adjustments to reflect future
changes and local demographic factors which are not captured within the
projections, given projections are trend based®. In addition, it states that
account should also be taken of ONS’ latest Mid-Year Estimates [MYEs]*..

The City of York SHMA (June 2016) considers housing need based on the
latest CLG 2012-based household projections over the period 2012 to 2032. It
adjusts the projections to take into account the 2013 and 2014 MYEs to arrive
at projected household growth of 803 within the City over the plan period as a
preferred scenario. A dwelling vacancy rate based on the 2011 Census has
been applied to arrive at a dwelling need of 833 dpa. Understandably the
SHMA uses information available at the time of writing, however it should be
noted that further data has now been published in the form of the 2015 MYEs.

The subsequent SHMA Addendum rightly updates this analysis through the
use of the 2014-based SNPP, which suggests a higher level of population
growth (+15%) when compared to the 2012-based equivalents for the City of
York. As this growth is predominantly concentrated within the younger age
categories, this results in an increase of around 7% for the main demographic-
based dwelling projection, from 833 dpa to 889 dpa. GL Hearn suggest that

2\p 2a-015-20140306
21 b 2a-017-20140306
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due to the higher growth in the younger age groups under the 2014-based
SNPP than before, and as there are concerns around the impact of historic
student growth and how these have been reflected in the 2014-based SNPP
for York, “some consideration could be given to longer term dynamics” [§1.33].

In this regard, the Addendum re-introduces the 10-year migration trend
scenario, which indicates a much lower level of housing need in the order of
698 dpa. Whilst recognising that this is not an appropriate starting point for
which to assess housing need, “it can be used to help identify the bottom end
of a reasonable range” [§1.33].

This is an important conclusion, because GL Hearn then use this lower end of
the range to justify CYC pursuing an OAHN [841 dpa] that is significantly lower
than the 2014-based SNPP demographic starting point (898 dpa including
uplift).

NLP considers the Addendum’s approach to this scenario to be inappropriate
for a number of reasons:

1 GL Hearn repeatedly downplays the veracity of the long term trend
scenario as a robust OAHN for the City of York:

[ “Looking first at the (2012-based) SNPP It has been observed that
the projected level of population growth under this scenario is
expected to be lower than seen in past trends (regardless of
whether or not a short or long-term period is used. That finding in
itself does not mean that there is necessarily any issue with the
SNPP, the ONS projection method is complex with levels of
migration in particular being sensitive to the age structure and how
this is likely to change. However it is notable in the two years since
the base date of the SNPP (i.e. mid-2012) that population growth
has been stronger than previously projected; [SHMA 84.49]

i “The SNPP is not just based on overall migration levels but also
takes account of the age structure of migration and how this
changes over time. Additionally, the SNPP is constrained to
national population projections and therefore assumptions about
international migration at a national level can influence the
assumptions at a local level...Given the uncertainties about how
more recent migration data will manifest itself in the next round of
ONS projections it is not considered that this alternative can
robustly be taken forward as a projection against which the need
for housing can be assessed”. [SHMA 8§4.50]

ii “Whilst the 10-year migration trend calculations are sound from a
technical perspective, they do not represent official projections”;
[Addendum, [81.21]

iv “The evidence does suggest a general trend of increasing
migration over time and the longer term projections will not fully
reflect this”; [Addendum §1.21]
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v “Whilst there is merit in considering the 10-year trend projection, it
should not be given any greater weight than the figures emerging
from official statistics” [Addendum §1.21]

vi “This [the 10-year migration] projection is therefore not considered
to be an appropriate starting point for which to assess housing
need”. [Addendum §1.33]

2 Whilst long term migration rates suggest a lower level of growth (698
dpa), this would sustain far fewer jobs. Using GL Hearn’s approach, a
preferable approach would be to apply the 2014-based SNPP-led figure,
which generates the higher level of housing need. This reflects the
starting point for the assessment of OAHN as required by the Practice
Guidance. The long term migration scenario is essentially a sensitivity of
this starting point that is undertaken to ascertain whether an adjustment
to the SNPP-based figure is required. Therefore whilst it might be
appropriate to apply an upwards adjustment to reflect long term trends, it
would not be appropriate to apply a reduction from the SNPP. This
accords with the approach suggested by LPEG and would help ensure
that adequate provision can be made to reflect the expected needs of the
City of York’s population;

3 As set out below, the latest 2015 MYE indicates that the City of York’s
population is currently 206,856, slightly higher than the 206,808 projected
for 2015 in the 2014-based SNPP and significantly higher than forecast
in GL Hearn’s 10-year Migration Trend;

4 This is relevant, because the SHMA Addendum has sought to cast doubt
on the 2014-based SNPP on the grounds that it has under-estimated
domestic out-migration due to the delayed re-registration of males once
they leave University. However, between 2014 and 2015, the 2014-
based SNPP suggested that domestic out-migration would total ¢.12,600
residents; the 2015 MYE records the actual out-migration levels as being
in the order of 12,558 — which is actually lower than the projections, not
higher. Furthermore, the key 20-29 age cohort, which GL Hearn raise
concerns about due to its stronger growth levels in the 2014-based
SNPP, is recorded as having 38,517 residents living in the City of York in
the 2015 MYE, which is actually 764 residents higher than forecast for
this year in the 2014-based SNPP;

In particular, as set out in detail in Section 5.0, NLP is unclear how GL Hearn
has generated a much lower level of population growth (and by extension
housing need) based on a long term migration trend, when compared to either
the 2012-based SNPP or the 2014-based SNPP. Whilst it is certainly true that
the short term net migration figures for the City of York are higher than the
longer term figures, this higher level of growth has not materialised in either of
the two SNPPs. The SNPPs actually project much lower rates of population
growth to 2032 due to lower levels of net internal and international migration
going forward (+812 annually in the 2012-based SNPP; +1,096 annually in the
2014-based SNPP).
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GL Hearn recognises this repeatedly in the SHMA. For example, the following
text debates the low level of migration projected by the 2012-based SNPP, with
the higher past trends data:

“When compared with the past trends, the migration the figures look to
be relatively low. For the whole of the projection period (2012-32) the
average level of migration is expected to be around 811 people (net) per
annum. This figure compares with 1,691 per annum on average from
2001 to 2012 and 1,840 per annum for the five years to 2012 (the start
point of the projections). However, again these figures need to be
understood in the context of past changes to the student population;
growth in the number of students has typically averaged around 700
people per annum since 2001.” [4.26]

The high level of past (net) migration into York is graphically illustrated in
Figure 22 in the SHMA, reproduced below. Whilst recognising the complexity
of the ONS future assumptions concerning migration, it would be helpful if GL
Hearn could provide further evidence as to how their model has generated
lower population growth levels, from ostensibly higher (net) long term migration
figures, than are reported in either the 2012-based or 2014-based SNPPs

Figure 3.1 Components of Population change, mid-2001 to mid-2032 - York
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Source: GL Hearn (June 2016): City of York SHMA, Figure 22

Household Formation Rates

The Practice Guidance®® indicates that in respect of household projections:

“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...

...The household projection-based estimate of housing need may require

22 |D 2a-015-20140306
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adjustment to reflect factors affecting local demographic and household
formation which are not captured in past trends...rates may have been
supressed historically by under-supply and worsening affordability of
housing...”

The City of York SHMA notes that, household formation amongst households
in their late 20s and early 30s fell over the 2001-2011 decade [84.64]. It also
shows (in Figure 24) that the 2012-based SNHP project headship rates to
increase gradually from the low point of 2011, but not to such a point that they
were consistently at prior to 2005. There is a very significant deviation
between the 2012-based SNHP headship rates for the 25-34 age cohorts and
the 2008-based equivalents. Household formation suppression in the 2012-
based SNHP is likely to be related to the affordability issues within the HMA, as
well as low levels of housing provision.

Allowing for an increase in household formation within this age group to
release the ‘pent-up’ demand within the population (i.e. the household
formation which is not currently accounted for in the 2012-based projections)
would help to cater for the true level of housing demand within the population,
making appropriate adjustments to trend-based projections given their nature
to be influenced by recent trends and the prevailing economic conditions. Such
an adjustment would form part of the demographic-led housing needs, given
the level of provision would be required to cater for household growth within
the population.

The SHMA (and subsequent Addendum) considers this headship rate
adjustment as part of the ‘Market Signals’ analysis, by modelling the housing
need based on returning household formation in the 25-34 age group to 2001
levels by 2025 (from 2015). This results in an uplift to the demographic
baseline of just 8 dpa, which increases the OAHN in the SHMA from 889 dpa
to 898 dpa. This comparatively small uplift is acknowledged by GL Hearn:

“The increase (8dpa) is fairly modest (just 1%) although it needs to be
remembered that this uplift is from the 2012-based CLG projections,
which are already building in improvements to household formation
amongst the population aged 25-34 from the position seen in 2012. In
addition, by taking into account the latest MYE within our demographic
analysis we have already built in an increase above the ‘starting-point’
which is where any market signals uplift should be applied against.”
[SHMA, §8.114-§8.115]

The approach adopted by GL Hearn departs from a widely accepted
methodology and overlooks the reality that the 2008-based headship rates
reflect the long term position. The effect, as effectively illustrated in the SHMA
(reproduced below), is almost imperceptible and completely at odds with the
2008-based SNHP projection.

P28

11741287v6



3.44

3.45

City of York: Objective Assessment of Housing Needs

Figure 3.2 Projected Household Formation Rates for those aged 25-34 — York, from 2016 SHMA
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Source: GL Hearn (June 2016): City of York SHMA, Figure 45

Whilst NLP does not dispute that adjustments to the headship rates of younger
age groups forms a reasonable and policy-compliant adjustment, how this has
been incorporated into the overall conclusion on objectively assessed needs is
highly problematic. This is explored in further detail in the Market Signals
section.

Conclusion — Demographic-led Needs

The SHMA makes an appropriate initial assessment of household growth,
based on the most recent government projections (at the time of writing)
whilst also taking into account the more recent 2013 and 2014 MYEs to
arrive at a starting point of 833 dpa across the HMA. The inclusion on the
2015 MYE would also help improve the demographic modelling by bring the

analysis up-to-date.

However, there are fundamental issues regarding how the Addendum has
sought to attach greater weight to the longer term migration trend than in
the 2016 SHMA, which is then used to support an artificially-low OAHN
range; and also how demographic-led needs have been distinguished from
the ‘Market Signals uplift’.

Market Signals

The Practice Guidance requires that the housing need figure as derived by the
household projections be adjusted to take into account market signals. It
indicates that comparisons should be made against the national average, the
housing market area and other similar areas, in terms of both absolute levels
and rates of change. Worsening trends in any market signal would justify an

11741287v6

P29



City of York: Objective Assessment of Housing Needs

uplift on the demographic-led needs?®. In addition, the Practice Guidance
highlights the need to look at longer terms trends and the potentially volatility in
some indicators®.

3.46 The Practice Guidance also sets out that:

“...plan-makers should not attempt to estimate the precise impact of an
increase...rather they should increase planning supply by an amount
that, on reasonable assumptions...could be expected to improve
affordability...”*.

3.47 This clearly distinguishes between the demographic-led need for housing
(generated by population and household growth) and the market signals
uplift which is primarily a supply response over and above the level of
demographic need to help address negatively performing market signals,
such as worsening affordability.

3.48 The City of York SHMA (Section 8.0) examines a range of market signals as
set out in the Practice Guidance, comparing the City of York to Ryedale,
Hambleton, Yorkshire and the Humber region and England and Wales. This
can be summarised (and the potential shortcoming noted) as follows:

1 Land Prices — no analysis has been presented,;

2 House Prices — the SHMA compares median house prices over the
period 1998-2007 (Figure 32) and secondly over the period 2008-2013
(Figure 33). The SHMA states that over the first pre-recession period,
median house prices in York more than tripled, a £127,050 increase
(+309%). This compares to a national increase of £90,000, or 290%,
over this same period. Based on 2013/14 data, the average (median)
house price in York was £192,000, compared to £138,000 across the
Yorkshire and the Humber region;

3 Rents — the SHMA presents rental costs between 2011 and 2015 and
given the limitations on data this is a reasonable assessment. York has
considerably higher current median rents (£675 pcm) than any of the
comparator areas, including Yorkshire and the Humber (£495 pcm) and
England (£600 pcm), although it notes that in contrast to growth
elsewhere, York’s rental growth is currently at 2011 levels;

4 Affordability — the SHMA acknowledges (in paragraph 6.20) the
affordability issues faced within the HMA, particularly at the lower end of
the market, with the Median Ratio being 7.5-times earnings in 2015
(compared to 7.2 nationally), whilst the Lower Quartile [LQ] ratio is 8.4-
times earnings (compared to 6.9 nationally). However the SHMA does
not discuss this stark indicator of supply/demand imbalance, preferring to
note instead that much of the growth in (un)affordability took place prior
to 2005, with limited changes to affordability in the past decade [88.27];

2 |b 2a-019-20140306

24 |D 2a-020-20140306
% ibid
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Rates of Development — the Practice Guidance is clear that historic
rates of development should be benchmarked against the planned level
of supply over a meaningful period. In this instance, it is evident that the
target across the City of York (640 dpa / 850 dpa as set out in the
Yorkshire and the Humber RSS, adopted in 2008) has been missed each
year since 2007. “the overall target for these years was missed by
almost 23%, which equals 1,979 units below the target level” [§8.38];

Overcrowding — the Practice Guidance indicates that a range of signals
demonstrate unmet need for housing in an area, including indicators on
overcrowding, concealed/sharing households and homelessness®®. The
SHMA market signals analysis is limited in that it does not consider any
homelessness indicators. The SHMA suggests that there was a 52%
increase in household spaces which were classified as being over-
occupied between 2001 and 2011, which is recognised as being “high
relative to that seen at a regional or national level, and indeed
overcrowding on this measure in Ryedale and Hambleton are also
significantly lower” [88.34]. The York homelessness figure is relatively
low when compared to the national figure.

The SHMA then analyses ‘Qualitative Evidence’, based on consultation with
estate and letting agents as well as other stakeholders. This analysis found
that the housing market was highly self-contained, with the City of York being
“a price hotspot where prices had exceeded their 2006 peak levels...The inner
city of the City of York was described as a high pressure housing market.”
[88.52-88.53] The following excerpt from the SHMA provides a further insight
into the high demand for new homes in the City of York:

“Barratt Homes is developing the Meadows at Huntingdon to the north of
the city. This development currently offers 3 and 4 bedroom homes for
sale. The 3-bedroom product is proving very popular and sells quickly.
Nearly all sales are to households currently living in York and a high
proportion is from the surrounding area. First time buyers account for a
small number of sales but most are to first time movers. The sales agent
told us that demand exceeded the capacity of the site and that feedback
from the public was that these new homes were badly needed.” [§8.68]

The SHMA concludes that:

“Overall the analysis of market signals clearly points towards some
affordability pressures, with lower quartile to median income ratio around
7.89 in York; this is much more than the results at the national level (6.45
in England). It would therefore be appropriate to consider a modest
upward adjustment to the demographic assessment of housing need to
improve affordability over time, in line with the approach outlined in the
Practice Guidance.” [88.99]

NLP agrees that based on the market signals analysis there are market signals
pressures particularly with affordability within the HMA. The Practice

% |D 2a-019-20140306
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Guidance? is clear that any market signals uplift should be added to the
demographic-led needs as an additional supply response which could help
improve affordability, and further goes on to clarify that:

“...plan makers should not attempt to estimate the precise impact of an
increase in housing supply. Rather they should increase planned supply
by an amount that, on reasonable assumptions...could be expected to
improve affordability...” [NLP Emphasis].

However, the SHMA instead considers that by making an adjustment to the
headship rates of younger cohorts, that this then forms the ‘market signals
uplift’ (stated in §8.113). This uplift figure (totalling 8 dpa) represents a
negligible 1% uplift on the starting point identified.

The SHMA accepts that this increase is ‘fairly modest’ , but that it is justified on
the basis that the 2012-based SNHP already build in improvements to
household formation amongst 25-34 year olds, whilst by taking into account the
latest MYE GL Hearn has already “built in an increase above the starting point
which is where any market signals uplift should be applied against” [§8.115]

The approach adopted in the SHMA is contrary to the Practice Guidance in a
number of ways. The Practice Guidance is clear that the precise impacts of
market signals uplift should not be explored; however the SHMA has attempted
to estimate the precise impact of improving affordability through modelling
increased household formation rates in younger age groups. In doing so, the
SHMA falils to distinguish between the demographic-led needs of the HMA and
the supply response which is represented by a market signals uplift. By
encompassing the two aspects together, the market signals uplift is conflated.
The approach utilised in the SHMA is set out in Figure 3.3.

Figure 3.3 GL Hearn Approach to Account for Market Signals

1% Market
Signals uplift

841 dpa

Source: NLP based on GL Hearn, using figures from GL Hearn City of York SHMA (June 2016)

NLP considers that a suitable adjustment for headship rates in the younger age
cohorts should be part of the normal adjustment to the demographic starting
point before the market signals analysis is undertaken.

The Practice Guidance® is also clear that:

“...the more significant the affordability constraints...and the stronger the
other indicators of high demand... the larger the improvement in
affordability needed and, therefore the larger the additional supply

27 9a-020-20140306
28 52-020-20140306
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response should be.”

3.57 Whilst it is not clear cut from the Practice Guidance how an upwards
adjustment should be calculated, some recent Local Plan Inspector’s findings
have provided an indication as to what might be an appropriate uplift. The
Inspector’'s Report into the Eastleigh Borough Local Plan (11" February
2015) provide interpretation of the Practice Guidance in terms of a
reasonable uplift on demographic-led needs in light of market signals:

‘It is very difficult to judge the appropriate scale of such an uplift. |
consider a cautious approach is reasonable bearing in mind that any
practical benefit is likely to be very limited because Eastleigh is only a
part of a much larger HMA. Exploration of an uplift of, say, 10% would be
compatible with the "modest" pressure of market signals recognised in
the SHMA itself.” [840 to 841].

3.58 The Eastleigh Inspector ultimately concluded that a modest uplift of 10% is a
reasonable proxy for quantifying an increase from purely demographic based
needs to take account of ‘modest’ negatively performing market signals.

3.59 Furthermore, Inspectors have used figures of up to 20% for ‘more than modest’
market signal indicators, notably in the case of Canterbury, where the
Inspector concluded that:

“Taking these factors in the round it seems to me that 803 dpa would
achieve an uplift that took reasonable account of market signals,
economic factors, a return to higher rates of household formation and
affordable housing needs. "

3.60 From the indicators set out by NLP below, and from the commentary and
analysis undertaken by GL Hearn, we consider that the current levels of market
stress should be considered more severe than the ‘modest’ uplift the SHMA
suggests. An application of other approaches (discussed below) would
suggest an uplift of 20% could be appropriate for the City of York.

3.61 In any case, it is hard to accept that an adjustment of less than 1%, or a pitiful
8 dpa, can do anything to rectify the clear signs of market stress exhibited in
the City of York. Adjustments to the headship rates of younger age groups
should be made to the demographic modelling as a separate exercise to the
market signals uplift.

% hitp://www.eastleigh.gov.uk/pdf/ppi_Inspectorsreportl2Feb15. pdf
®Canterbury District Council Local Plan Examination August 2015, Inspector’s Letter and Note on main outcomes of Stage 1
Hearings, paragraph 26.
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Conclusion on Market Signals

The SHMA approach fundamentally fails to address market signals in any
proper manner, nor in the way advocated by the Practice Guidance or
recent Inspectors. The SHMA underplays the market signals pressures
within the HMA and does not make a meaningful uplift to help address the
clear affordability issues.

Overall, the SHMA fails to distinguish between the demographic-led needs
of the City of York, and the supply increase needed to address market
signals to help address demand. Instead the SHMA blends the two
elements within the same figure resulting in a conflated figure which is
lower than the level of uplift deemed reasonable by the Eastleigh and
Canterbury Inspectors, despite the fact that market signals pressures in
York indicate signs of considerable stress and unaffordability. The Practice
Guidance is clear that the worse affordability issues, the larger the
additional supply response should be to help address these.

Economic Alignment

With regards to considering the need to uplift a housing figure to take account
of the economic potential of the local authority, the Framework sets out the
following:

“The Government is committed to ensuring that the planning system
does everything it can to support sustainable economic growth. Planning
should operate to encourage and not act as an impediment to
sustainable growth. Therefore significant weight should be placed on the
need to support economic growth through the planning system.” [819]

The Practice Guidance requires that assessments of likely job growth are
made, looking at past trends in job growth and/or economic forecasts, whilst
also considering the growth in working age population. The potential job
growth should be considered in the context of potential unsustainable
commuting patterns and as such plan-makers should consider how the location
of new housing could help address this*.

The SHMA assesses four different forecasts for job growth (three from Oxford
Economics and one from Experian). These forecasts suggest an annual job
growth of between 609 and 868 per annum. Without providing further detail on
how it has translated the economic projections into its model through the
integration of commuting ratios, unemployment or economic activity rates, the
SHMA concludes that “all of the economic forecasts are expecting population
growth to be broadly the same and at a level which is slightly higher than is
shown in the 2012-based SNPP.” [SHMA, 85.7]

31 2a-018-20140306
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“Overall, whilst it would be possible to do additional modelling to estimate
what level of housing might be needed when set against the forecasts it
is not considered that this would be an appropriate approach in the case
of York. The population estimates from each of the scenarios are very
similar and in all cases support a level of population growth which is only
marginally above the level shown in the most recent ‘official’ projections.”
[SHMA, 85.9]

Despite this caveat, the SHMA then reports that the range of needs from the
economic forecasts is between 780 dpa and 814 dpa and therefore there is no
requirement to uplift the OAHN to meet economic needs for the City of York
[85.12].

It is difficult to comment on the veracity of this conclusion given that the
evidence we have so far been provided by GL Hearn in its SHMA does not
extend to its detailed assumptions concerning the aforementioned commuting
ratio, unemployment rates or economic activity rates. Furthermore the SHMA
unhelpfully does not set out the job growth likely to result from any of the
demographic projections. The job growth projections in themselves do not
appear unreasonable and as we will set out in Section 4.0 we have sought to
include a ‘blended average’ of the 4 econometric projections in our own
modelling (equal to 725 jobs per annum 2012-2032), plus a past trends
scenario and the latest Experian June 2016 projection (at 620 jobs annually).

We are also unclear from the information provided in the 2016 SHMA whether
GL Hearn has used consistent data inputs across the four job projections to
relate the jobs into dwellings, or whether they have simply incorporated the
independent assumptions of Experian and OE.

If the latter, then NLP considers that the economic activity rates assumed
within the forecasts should not be preferred over equivalent approaches,
notably those from the Office for Budget Responsibility [OBR]. The economic
activity rates derived within the forecasting houses econometric models are
often more positive than existing levels or projected trends and it is understood
that this is because they do not apply economic activity strictly as an input or
constraint within the econometric models but as a variable, which assumes
people act economically rationally (e.g. if there is employment available then
individuals will make the choice to become economically active).

The issue of the use of OBR economic activity rates (or similar) versus the use
of forecasting houses own economic activity rates has been comprehensively
covered in a recent appeal decision at Longbank Farm, Ormesby in Redcar &
Cleveland Borough®. In summary the Inspector there concluded:

“l attach greater weight to the OBR projections. They give me cause to
seriously doubt the markedly higher activity rates assumed by Experian’.
[821]

% | ongbank Farm, Ormesby, Middlesbrough (APP/V0728/W/15/3018546) 9 March 2016
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Whilst it is acknowledged that this was based on the evidence before that
Inspector and at least in part relating to the specific position in Redcar &
Cleveland, it is considered the general principles can equally be read across to
the rest of the country (particularly as the OBR forecasts are national). The
degree of implication for York is less clear, but given recent Inspectors’ findings
on this issue, it is considered that care must be applied in interpreting the
outcomes of the SHMA’s economic scenarios.

We reserve the right to provide further commentary if/when further details on
GL Hearn’s approach to incorporating the job forecasts within the PopGroup
modelling are provided.

Conclusion on Economic-led Projections

The SHMA presents a supressed picture of likely economic growth,
drawing upon economic forecasts produced in 2014, which are outdated.
We can only provide a limited analysis on the robustness of GL Hearn’s
assessment of the implications of the job forecasts as they have not set out
their assumptions in detail. We reserve the right to review these
assumptions if/when they are provided by GL Hearn.

Affordable Housing Needs

In line with the Framework®, LPAs should:

“...use their evidence based to ensure their Local Plan meets the full,
objectively assessed needs for market and affordable housing...”

“...prepare a SHMA which...addresses the need for all types of housing,
including affordable.”

The Practice Guidance sets out a staged approach to identifying affordable
housing needs, and states that affordable housing need should be:

“...considered in the context of its likely delivery as a proportion of mixed
market and affordable housing developments...an increase in the total
housing figures included in the plan should be considered where it could
help deliver the required number of affordable homes.”

As set out in Section 2.0, two High Court Judgements go to the heart of
addressing affordable housing within the identification of OAHN. ‘Satnam’
establishes that affordable housing needs are a component part of OAHN,
indicating that the ‘proper exercise’ is to identify the full affordable housing
needs and then ensure that this is considered in the context of its likely delivery
as a proportion of mixed market/affordable housing development. ‘Kings Lynn’
builds on ‘Satnam’, identifying that affordable housing needs “should have an

% paragraphs 47 and 159
% 2a-022-20140306 to 2a-029-20140306
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important influence increasing the derived FOAHN since they are significant
factors in providing for housing needs within an area.” [836] This is clear that
affordable housing needs are a substantive and highly material driver of any
conclusion on full OAHN.

In this regard, the 2016 SHMA concludes that there is an estimated need for
573 affordable homes to be provided, or 11,462 dwellings over the 2012-2032
period. The subsequent Addendum, using the higher 2014-based SNPP,
increases this figure to 627 dpa over the same time period. Both figures
suggest a worsening situation when compared with the previous figure of 486
affordable homes per annum needed in the previous 2011 SHMA, produced by
GVA.

The SHMA ultimately concludes that the identified affordable housing need (at
573 dpa) represents 69%-73% of the need arising through the demographic
projections. However:

“In considering this relationship, it is important to bear in mind that the
affordable housing needs model includes existing households who
require a different size or tenure of accommodation rather than new
accommodation per se. Furthermore, many households secure suitable
housing within the Private Rented Sector, supported by housing benefit.

Once account is taken of the range of outputs with the modelling (for
different affordability thresholds) and the fact that many of the
households in need are already living in accommodation (existing
households) and the role played by the private rented sector, the analysis
does not suggest that there is any strong evidence of a need to consider
housing delivery higher than that suggested by demographic projections
to help deliver more affordable homes to meet the affordable housing
need.

However, in combination with the market signals evidence some
additional housing might be considered appropriate to help improve
access to housing for younger people. A modest uplift would not be
expected to generate any significant population growth (over and above
that shown by demographic projections) but would contribute to reducing
concealed households and increasing new household formation. The
additional uplift would also provide some additional affordable housing.
Such an uplift will however also need to consider the extent to which
improved access to housing is already built into the CLG projections.”
[page 115]

NLP has not analysed in detail the figures forming the assessment of
affordable housing needs, due in part to limitations on access to the underlying
data; instead, NLP has focused on how this need has formed part of the
conclusion on OAHN.
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Addressing Affordable Housing Needs

Having identified the affordable housing needs, the Practice Guidance requires
an assessment of its likely delivery to consider whether there is a need to uplift
or adjust the OAHN and planned housing supply in order to address affordable
housing needs. This is what the ‘Satnam’ judgment calls the ‘proper exercise’
and is undertaken by the SHMA within Figure 30. This concludes that to meet
affordable housing need in full the City of York would need to deliver 573 dpa.

Taking into account affordable need within the calculation of OAHN does not
necessarily involve a mechanistic uplift, or an indication that such identified
needs must be met in full. It has to be a scenario which, on a reasonable basis,
could be expected to occur. This is set out in the Kings Lynn judgment which
concluded: "This is no doubt because in practice very often the calculation of
unmet affordable housing need will produce a figure which the planning
authority has little or no prospect of delivering in practice." and is also
consistent with the Practice Guidance® which sets out the assessment of need
"does not require local councils to consider purely hypothetical future
scenarios, only future scenarios that could be reasonably expected to occur”
[835].

However, in line with the High Court Judgments, this still needs to be an uplift
of consequence, insofar as it can reasonably be expected to occur. This will
inevitably need to involve judgement, based on relevant evidence, as to the
extent to which any scale of uplift could be reasonably expected to occur.

The SHMA, in place of looking at whether any scale of uplift could help to
better address full affordable housing needs within the conclusion of OAHN,
seeks to downplay the level of housing required to meet affordable housing
needs by reference to:

a A suggestion that many households simply require a different size or
tenure of accommodation rather than new accommaodation per se
[86.108- §6.110];

b Alternative forms of delivering new affordable housing besides new-build
development on market-led housing [86.116];

c The Private Rented Sector (PRS) supported by Local Housing Allowance
[86.102 - §6.107];

d Households already in housing not generating a net additional need
[86.108 - §6.112].

Ultimately the combination of the above leads to the SHMA conclusion that
there is not any “strong evidence of a need to consider housing delivery higher
than that suggested by the demographic projections to help deliver more
affordable homes to meet the affordable housing need” [page 115].

% 22-003-20140306
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Instead, the SHMA makes an upward adjustment of 8 dpa, which GL
Hearn refer to as a ‘market signals’ adjustment. NLP considers that this
approach is incorrect as (aside from the fact it is woefully inadequate to
meet its intended purpose) it involves GL Hearn conflating a
demographic adjustment to headship rates with a market signals
adjustment to help address demand.

The SHMA ultimately does not use the identified acute affordable housing
needs in a way in which it has “an important influence in increasing the derived
F[ull] OAN” as per the Kings Lynn judgment. It simply downplays them to the
extent which the authors consider they can be overlooked in concluding on
OAHN. We review the main points above as follows.

Alternative Forms of Delivering Affordable Housing Supply

The SHMA sets out in paragraphs 6.96-6.99 that other ways of delivering new
affordable housing are available, appearing to suggest that not all new housing
will need to be delivered by new-build development (as a proportion of mixed
market and affordable schemes, as indicated by the Practice Guidance).

Whilst there may be other forms of affordable housing delivery available to the
Councils it is considered, for the purposes of the SHMA, this is fundamentally
unlikely to help boost likely supply against that identified in Figure 30 of the
SHMA.. Underlining this is the fact that the West Berkshire Court of Appeal
judgment®® has been made and effectively reinstates the Secretary of State’s
Written Ministerial Statement of 29 November 2014 seeking to exempt small
sites (10 units or under) from affordable housing contributions. Any practical
gain from other forms of affordable housing delivery is likely to be more than
offset by the loss of affordable housing delivery associated with the imposition
of this national threshold.

Furthermore, the SHMA does not actually seek to quantify the degree of
contribution towards meeting affordable housing needs these sources of
supply might have; it is a wholly un-evidenced proposition. This narrative
within the SHMA does nothing to indicate the acute affordable housing needs
will be met by reference to the alternative forms of delivery.

Private Rented Sector

The SHMA at §6.102—-86.107 sets out the potential role of the Private Rented
Sector [PRS] in supporting the meeting of affordable housing needs. Although
the conclusion correctly identified at paragraphs 6.103 and 6.107 that it is not
Government’s policy to meet affordable needs through the PRS, the SHMAs
inclusion of analysis around the PRS may be seen to suggest that the need is
somehow reduced by reference to the PRS (for example see page 115). Such
considerations should not have any affect upon objectively assessed needs,

% Secretary of State for Communities and Local Government v West Berkshire District Council and Reading Borough Council
[2016] EWCA Civ 441
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and this has been highlighted in the Oadby and Wigston High Court
Judgment®’.

3.89 In the case of the Oadby and Wigston the Council had a pre-Framework plan,
and relied on objectively assessed needs which had been identified through
the Leicester and Leicestershire SHMA. However, in concluding on objectively
assessed need, the SHMA had considered that only a modest adjustment
should be made to the housing numbers due to fact that the PRS would make
up the shortfall. However, the Court’s decision clarified that:

“...the justification provided for keeping the true affordable housing
requirements of the account is inadequate... the benefit-subsidised
private rented sector is not affordable housing...it remains policy
intervention even if the private sector market would accommodate those
who would otherwise require affordable housing, without any positive
policy decision by the Council that they should do so: it becomes policy
on as soon as the Council takes a course of not providing sufficient
affordable housing to satisfy the FOAN for that type of housing and
allowing the private sector market to make up the shortfall.” [84.i]

3.90 The High Court Judgment suggests that it is not for the objectively assessed
housing needs calculation to apply any constraints in respect of overall and
affordable housing needs. It is for the next stage of the process, having
identified full OAHN, to assess whether policy choices or other constraints
might result in the final housing requirement being lower, if it can be
demonstrated that this is in line with the Framework. Regardless of the final
housing requirement to go forward within any Plan, full, objectively assessed
housing needs for market and affordable housing should be set out and
identified in line with the necessary policy and guidance. Failure to do so
would be an unsound approach.

3.91 Whilst it is an accepted fact that the PRS does support a number of
households in receipt of housing benefit, the Eastleigh Local Plan Inspector®
highlighted (834):

“...there is no justification in the Framework or Guidance for reducing the
identified need for affordable housing by the assumed continued role of
the PRS with LHA. This category of housing does not come within the
definition of affordable housing in the Framework. There is not the same
security of tenure...”

Households Already in Housing

3.92 The SHMA sets out (86.109-86.112) that those households who move into
affordable housing who are already in a house will free up a dwelling and that
this should be considered in the calculation. The SHMA goes on to identify
that these elements of the affordable housing need are therefore "not directly

37 Oadby and Wigston Borough Council v Secretary of State for Communities and Local Government and Bloor Homes Ltd
(2015). EWHC 1879

% Inspector's Report into the East Hampshire Joint Local Plan Core Strategy (15‘h April 2014) -
http://www.easthants.gov.uk/inspectors-report-164-kb
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relevant to considering overall housing need" (SHMA 86.110). However, it is
considered this fails to reflect the approach set out in the Practice Guidance
and what the consideration of affordable housing needs seeks to achieve.

Households who are currently within a market dwelling, but are in need of an
affordable dwelling because they cannot afford to meet their needs within the
market, still require an affordable dwelling to be provided in order to be able to
move tenure. They will only release that house back onto the market if, and
only if, their affordable housing needs are met. There is still a net additional
requirement for an affordable dwelling (despite there not necessarily being a
net additional household). If the purpose of the OAHN methodology within the
Practice Guidance was to simply limit the OAHN to the demographics-led need
or the number of households (irrespective of what tenure of house they may
require) it would not include the requirement to assess and address full
affordable housing needs within the OAHN.

This approach would not result in a full objective assessment of affordable
housing need. Although the Practice Guidance® does indicate that affordable
dwellings currently occupied by households in need can be included as part of
the assessment of the total affordable housing stock available (since these
households will free up an affordable dwelling), it does not advocate removing
all current households in need and future households falling into need from the
affordable housing needs calculation on the basis they free up a dwelling
(regardless of tenure).

The Practice Guidance approach to OAHN is seeking to identify and plan
towards meeting the need for a specific tenure of housing - in this case
affordable - the need and demand for which still stands regardless of whether a
market dwelling may be being freed up. It remains the case that those in
market housing who are in need of an affordable dwelling remain in need of an
affordable dwelling; ultimately the affordable dwelling must still be delivered. In
most instances it will be necessary to deliver market housing to fund the
development of affordable housing, as such there is still a need to build market
housing to deliver the affordable unit, i.e. the delivery of one affordable house
comes as a result of the delivery of several market dwellings.

Therefore, the assertion that a market house could be freed up when a
household moves to an affordable house has a logic, but market housing
needs to be delivered to build the affordable house in the first instance. There
is no evidence in the SHMA to suggest that there is any other policy in place
for the delivery of affordable housing in the Boroughs to meet full affordable
housing need without delivery of new market and affordable housing.

Therefore, netting off affordable housing needs on the basis that these free up
market dwellings does not meet those households’ need for an affordable
dwelling and as such the assessment does not fully and objectively identify the
need for affordable housing, in line with the Practice Guidance.

39 »a-025-20140306
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3.98 It might be a legitimate policy choice for the Council to choose not to meet full
objectively assessed housing need for affordable housing at the rate of delivery
(and for the evidence to describe the current and possible future role of the
private rented sector), but that is a policy matter for the Council in setting the
requirement, not for the evidence base in concluding on objectively assessed
housing need.

3.99 These considerations do have an influence on the OAHN, but have not been
taken into account in the 2016 SHMA.

Summary on Affordable Housing Need

Having identified an affordable housing need of 573 affordable dpa
(subsequently increased to 627 dpa in the Addendum), the SHMA does not
then indicate how that would be specifically addressed as part of its
conclusion on OAHN.

The SHMA seeks to downplay affordable housing need by reference to
alternative forms of delivery, the Private Rented Sector and there not being
net additional need for homes. However, none of these reflect the ‘proper
exercise’ set out in the Practice Guidance for considering affordable
housing needs and ultimately the affordable housing needs go
unaddressed within the conclusion on OAN.

These considerations do not have any influence in increasing the OAHN,
let alone an important influence as indicated is necessary within the Kings
Lynn High Court judgment. This is a fundamental shortcoming of the
SHMA's concluded OAHN, resulting in it failing to address affordable
housing needs as required by para 47 and 159 of the Framework.

Overall Summary

3.100 The approach taken by GL Hearn to calculating OAHN for the City of York has
a number of significant shortcomings and flaws. This means that the SHMA
and subsequent Addendum ultimately seek to suppress the likely true level of
housing need in the City. The key shortcomings include:

1 The demographic modelling downplays the robustness of the 2014-
based SNPP, an approach which is not supported by the evidence in
other aspects of the document. On its own, this would suggest a starting
point of 889 dpa;

2 Adjustments to headship rates have been conflated with the uplift for
market signals. The SHMA does not apply a separate uplift for market
signals, but instead makes an adjustment to the demographic modelling
based on changes to headship rates which should be part of a normal
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adjustment to the demographic starting point before market signals are
considered. As a result, there is no adjustment for market signals at all
despite the significant and severe market signal indicators apparent
across the City of York;

3 A ‘black-box’ approach has been taken to the economic-led modelling,
with key evidence relating to how the job projections have been factored
into any PopGroup model being unpublished;

4 No explicit consideration or uplift applied in respect of delivering more
homes to meet the needs of households in affordable housing need.
This is despite the SHMA and Addendum indicating a level of affordable
housing need (of 573 dpa and 627 dpa respectively) which would only be
met well in excess of the concluded OAHN.

In combination, the judgements and assumptions applied within the SHMA
seek to dampen the level of OAHN across the City of York. Fundamentally, it
is considered that the OAHN(s) identified in the SHMA and Addendum fails to
properly address market signals, economic or affordable housing needs, as
envisaged by the Framework and Practice Guidance as clarified by High Court
and Court of Appeal judgements.
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The OAHN for the City of York

Introduction

NLP has modelled a number of scenarios to establish the need for housing
across the City of York in line with the HEaDROOM framework. This is based
on different demographic, economic and housing related factors which draw
upon analysis of context and past trends. The assumptions underpinning the
assessment are explained below, before the outputs of the PopGroup
modelling are discussed.

Demographic Context

ONS 2014-based SNPP

The 2014-based SNPP project the population of all local authorities in England
over the period from 2014 to 2039 and are based on the assumption that the
demographic trends (births, deaths and in/out migration) that were experienced
between 2009 and 2014 will continue in the future*. As such, they draw upon
trends that were experienced partly during a time of economic downturn.

The projections do not take account of planned and emerging policies that are
yet to take place and no allowance is made for potential future improvements /
deterioration in the national or local economy.

The 2014-based SNPP represent a “full” set of projections, which draw upon
an updated set of underlying fertility, mortality and migration trends. The
SNPP are consistent with the 2014-based national population projections and
take account of information from the 2011 Census.

The 2014-based SNPP anticipate that the population of the City of York will
increase by 26,935 between 2014 and 2032 (13.2%), equivalent to 1,496
persons per annum. This is higher than the previous 2012-based SNPP, which
projected growth of around 21,365 (+10.7%) over the same time period.

Figure 4.1 indicates that the pattern of growth for individual age cohorts is quite
different between the two projections — hence the 2014-based SNPP suggests
that the number of residents aged between 20 and 39 will increase by 6,416
over the next 18 years, whereas the 2012-based SNPP suggests a
comparable level of growth of just 2,760 over the same time period.
Furthermore, the 2014-based SNPP projects a much lower level of growth in
the number of York residents aged over 90, of 1,492, compared to 2,057 in the
previous set of projections.

As set out in the Addendum, this is likely to have a disproportionate impact on
the number of households generated by the growth in population, as the

“* The international migration component of change is based upon past trends between 2008 and 2014.
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younger age cohorts are less likely to be a head of a household than older
residents.

Figure 4.1 Components of population change in the City of York, 2014-2032
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The population change in the City of York over the Local Plan period in the
2014-based SNPP is expected to be driven almost entirely by net migration
from elsewhere in England. Overall net inward migration is forecast to average
1,910 residents annually between 2014 and 2033, of which around 1,100 is
likely to relate to international immigration, whilst natural change is forecast to
be negligible at just 170 residents annually.

Potential Implications of Brexit on the 2014-based SNPP

The full effect of Brexit is impossible to gauge at present as the UK will most
likely remain a member of the EU for at least the next two years whilst the
terms of any exit are negotiated. However, it is suggested that there is
currently no evidence base for arriving at an alternative set of assumptions
about future expected migration until the terms of withdrawal are settled, and
indeed it might even be that Brexit simply results in an agreement that links UK
access to the Single Market with continuation of the free movement of labour.

Furthermore, the ONS 2014-based National Population Projections, upon
which the equivalent SNPP is derived, already assumes that net in-migration
will reduce from current levels to 185,000 by 2021 and kept constant from then
until 2037. According to ONS, net international migration to the UK in 2014/15
(at 336,000) had a virtual 50:50 split between EU and non-EU migration.
Given that the share of net in-flows from non-EU countries is already capable
of being controlled by the Government’s migration policy (which since 2010
has sought to reduce it) it seems reasonable to assume no reduction to non-
EU migration (i.e. ¢.168,000 net in-migration annually) post Brexit.

11741287v6

P45



4.11

4.12

4.13

4.14

4.15

4.16

4.17

City of York: Objective Assessment of Housing Needs

In theory therefore, in order for the ONS 2014-based National Population
Projections’ long term migration estimate (+185,000 net per annum) to be
achieved, net flows from within the EU would have to fall to just 17,000 per
annum, a reduction of 90%.

This supports the notion that the ONS National Population Projections, and by
extension the 2014-based SNPP, have already adopted very cautious
estimates of international migration. It is considered that there is limited
evidence to support a notion that leaving the EU would see a reduction in
migration of a scale that would be necessary for population estimates to fall
below the 2014-based SNPP levels.

2015 Mid-Year Population Estimates

The 2015 MYE were published by ONS on 30" June 2016. They indicate that
for the City of York, the 2015 resident population was 206,856, an increase of
2,417 residents (+1.2%) on the 2014 figure (204,439). This growth is
predominantly due to net internal migration from both domestic (+637 net) and
particularly international (+1,643) sources, with natural change being more
modest over the course of the year (+147 residents).

The 2015 MYE population figure for York is slightly higher than was projected
under the 2014 SNPP (206,809), although at only +47 this represents 0.02% of
the total resident population and is unlikely to have any significant effects on
the results of the data modelling.

Migration

ONS’ most recent estimates of past migration are contained within the Mid-
Year Estimates (MYE) Series 2001-2011 (revised following Census 2011) and
the subsequent 2012, 2013, 2014 and 2015 MYE releases. These show that
over the ten-year period to 2015, York saw average annual net in migration of
1,673 people, consisting of 557 internal in migrants and 1,116 international in
migrants. The five year average is higher, at 2,090 people per annum, of
which net internal migration was higher at 718 in migrants per annum, and net
international migration was also higher, at 1,372 annually.

The migration patterns for the City of York over the last 10 years (along with
five and ten year averages) are shown in Figure 4.2. Internal migration has
fluctuated in recent years, although with the exception of 2007 and 2008 there
has generally been a net influx of UK residents to the City. Net international
migration has also been consistently positive albeit this has ranged from 127 in
2006 to 1,659 in 2011.

Overall, net migration to the City of York has been steadily increasing since
2006, as indicated by the five and ten year averages. As the 2012-based
SNPP incorporated past internal migration trends for the five years to 2012, it
is unsurprising that it resulted in lower projections than the 2014-based SNPP,
which included stronger net migration trends in the five years to 2014.
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Figure 4.2  Migration in the City of York, 2003/04-2012/13
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As set out in Section 3.0, the City of York SHMA and the subsequent
Addendum raise concerns relating to historic growth within the student
population and how this translates into the SNPP projections, suggesting that
the 2014-based SNPP may be over-estimating internal net migration for
younger age groups. However, the only available evidence to test this
supposition, the 2015 MYE, suggests that far from weakening, net migration is
actually increasing from previous years and is actually growing at a slightly
higher rate than was initially projected by the 2014-based SNPP.

As noted above, between 2014 and 2015, the 2014-based SNPP suggested
that domestic out-migration would total ¢.12,600 residents; the 2015 MYE
records the actual out-migration levels as being in the order of 12,558 — which
is actually lower than the projections, not higher. Furthermore, the key 20-29
age cohort, which GL Hearn raise concerns about due to its stronger growth
levels in the 2014-based SNPP, is recorded as having 38,517 residents living
in the City of York in the 2015 MYE, which is actually 755 residents higher than
forecast for this year in the 2014-based SNPP.

Whilst we accept that limited conclusions can be drawn from just one years’
worth of data, it lends weight to the argument that, for the City of York, the
2014-based SNPP is a more accurate OAHN starting point than GL Hearn’s
10-year migration trend scenario.
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4.21 As set out in Section 3.0, NLP is unclear how GL Hearn has generated a much
lower level of population growth (and by extension housing need) based on a
long term migration trend, when compared to either the 2012-based SNPP or
the 2014-based SNPP.

4.22 Table 4.1 presents the actual internal/international net migration flows into / out
of the City of York over the period 2004/05 to 2014/15 as reported in the ONS
Mid-Year Population Estimates series for those years. It then compares the
figures with the 5 and 6 year averages (for internal and international migration
respectively) to correspond with the evidence bases used for both the 2012-
based SNPP and 2014-based SNPP. This replicates the overview provided by
GL Hearn in Table 19 of their 2016 SHMA. Table 4.1 then reports the actual
average net migration flows for the City of York in the two population
projections over the course of the plan period.

4.23 Table 4.1 illustrates that the net migration figures which emerge from both the
2012-based and 2014-based SNPPs are actually considerably lower than has
actually been experienced in York in recent years. This holds true over both
the short (past 5 years) and long (10 years) term. Hence when NLP has taken
a 10-year average net migration (+1,616 for internal and international migration
combined), this is significantly higher than the projected net migration averages
to 2032 for both the 2012-based SNPP (+812) and even the 2014-based
SNPP (+1,096).

Table 4.1 Long Term Migration Overview

Internal Net International TOTAL Net
Migration Net Migration Migration

2004/05 1,471 1,707
2005/06 594 127 721

2006/07 -19 774 755

2007/08 -186 1,073 887

2008/09 636 787 1,423
2009/10 951 1,543 2,494
2010/11 845 1,659 2,504
2011/12 690 1,202 1,892
2012/13 1,056 1,078 2,134
2013/14 363 1,277 1,640
2014/15 1,643 2,280

2012-based SNPP evidence base (average of 2007/08 1173 1,760
to 2011/12 internal, 2006/07 to 2011/12 international)

Actual 2012-based SNPP Average 2013-2032

2014-based SNPP evidence base (average of 2009/10 1258 2039
to 2013/14 internal, 2008/09 to 2013/14 international) ' ‘

Actual 2014-based SNPP Average 2015-2032 1,219 1,096
NLP 10-year migration (2004/05 — 2013/14) 1,099 1,616

Source: ONS / City of York 2016 SHMA Table 19
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4.24 As GL Hearn rightly recognise in paragraph 4.28 of the SHMA, the SNPP are
developed to a complex methodology by ONS which takes account of age-
specific prevalence rates for migration and does not look directly at the actual
levels of migration seen in the past. Furthermore, the SNPP is constrained to
national population projections which can have a notable impact on estimated
levels of international migration in the future when compared with past trends.

4.25 Nevertheless, it would be helpful if GL Hearn could provide further evidence as
to how their model has generated lower population growth levels, from
ostensibly higher (net) long term migration figures, than are reported in either
the 2012-based or 2014-based SNPPs.

Household Projections

4.26 The Practice Guidance states that up-to-date household projections published
by CLG should provide the starting point estimate of overall housing need.
The Practice Guidance goes on to state that “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™*.

4.27 It is understood that CLG are intending to publish the 2014-based SNHP on
12" July 2016. NLP has only been able to take account of existing information
(i.e. the 2012-based SNHP) available at the time of writing (8" July 2016), but
reserve the right to update this modelling evidence in the light of the updated
information following its release (if necessary).

4.28 The 2012-based SNHP draws upon longer term trends since 1971 but the
methodology applied by CLG means that they have a greater reliance upon
trends experienced over the last 10 years. The implication of this ‘recency
bias’ is that the latest household projections continue to be affected by recently
observed trends during the period of suppressed household formation
associated with the impacts of the economic downturn, constrained mortgage
finance and past housing under-supply, as well as the preceding time of
increasing unaffordability which also served to suppress household
formation*’. They do not take any account of the impact of future government
or local policies, changing economic conditions or other factors that might have
an impact upon demographic behaviour or household consumption.

4.29 The 2012-based SNHP anticipates an additional 15,093 households in the City
of York between 2012 and 2032. This represents a 17.9% increase, equivalent
to 755 households per annum.

4.30 The household projections project forwards constrained levels of household
formation. In order to assess how many new houses will actually be required
in the City of York over the Local Plan period (2012-2032), it is appropriate to
consider the extent to which household formation rates might be expected to

1 2a-015-20140306
“2 This is explained on Page 19 of the Household Projections 2012-based: Methodological Report. Appendix 6
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increase in the future. The 2012-based SNHP anticipate a different level of
change in headship rates for different age cohorts, as set out in Figure 4.3.

Figure 4.3 Change in headship rate by age cohort
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Source: CLG 2012-based Sub-National Household Projections for the City of York

The different household formation rates by age cohort reflects the fact that very
few people aged between 15 and 24 are likely to be able to establish their own
households and that the 25 to 34 age cohort is similarly (and increasingly)
likely to face pressures in establishing households. The 2012-based SNHP
suggests that headship rates amongst 25-34 year olds is likely to decrease
significantly over the plan period. By contrast, the headship rate is likely to be
very high amongst older people (noting that these figures do not include those
that live within institutions such as nursing homes).

In accordance with the Practice Guidance, NLP have sought to test sensitives
to the 2012-based SNHP where local circumstances allow. To help rectify the
impacts of supressed household formation, NLP have devised a sensitivity to
the 2012 based household projections. For the purposes of the OAHN, NLP
has modelled a ‘Partial Catch Up’ scenario. Because young people have been
disproportionately impacted by supressed household formation in recent years,
the sensitivity focuses around those aged 15-34. Young people are having to
live with parents for longer than seen historically or pay a significantly greater
proportion of their earnings to rent, which leaves them unable to save for a
deposit for a house.

The sensitivity test is based on the assumption that, post 2017 (to allow for the
full return to pre-recession trends) headship rates in the 15-34 age groups will
return to an increase in line with longer term trends, such that by 2033, half of
the difference between the 2012-based and 2008-based projections is made
up. This results in an average household size declining at a slightly faster rate
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than the baseline 2012 projection as a higher percent of young people form
households.

Research by NHPAU (CD.12.21)* found that cohorts who are less able to
access home ownership earlier in their housing career due to ‘boom’ or
‘recession’ factors impacting on affordability are nevertheless able to ‘catch-up
— 80% of the gap at the age of 30 is ‘caught-up’ by the age of 40. There is
every reason to believe this finding is broadly analogous to household
formation, and supports the resumption of long term trends.

Other Inputs and Assumptions

In addition to the more detailed inputs discussed, the following inputs have
been used in the PopGroup demographic modelling undertaken by NLP. The
sources of the data used for each input are listed below. In all scenarios (with
the exception of Scenario A) the mid-year estimates for 2012-15 are taken into
account to bring the population in line with the latest available data.

a Fertility rates are drawn from the ONS 2014-based Sub-National
Population Projections (SNPP) for the City of York;

b Mortality rates are drawn from the ONS 2014-based SNPP for the City
of York;

c Population not in households (i.e. in institutional accommodation) is
taken from the CLG 2012-based SNHP;

d Headship Rates are derived from the 2012-based SNHP with the
exception of the Partial Catch Up Rate scenarios. These apply the 2012
SNHP household formation rates until 2017 and then assume that
headship rates in the 15-34 age cohorts will return to a level in line with
longer term trends, such that by 2033, half of the difference between the
2008-based and 2012-based projections is made up;

e Vacant and second homes data is drawn from the CLG Council Tax
Base data between 2014 (1.55%) and 2015 (1.47%), which averages at
1.51%. This has been held constant over the plan period;

f Labour force ratio — Annual Population Survey (APS) and Experian job
growth data, held constant at the 2015 figure to 2032;

g Economic activity rates are projected age and gender specific
economic activity rates, based upon the projections that were published
by the Office for Budget Responsibility (OBR) in November 2015 and
adjusted for the City of York using 2011 Census and the 2011, 2012,
2013 and 2014 Annual Population Surveys for the City; and,

h Unemployment data is drawn from the ONS Annual Population Survey
model-based estimate. We have assumed that by 2020, the
unemployment rate will have fallen back to its pre-recession average
(3.78% for the City of York) on the basis that this better reflects the likely
rate of unemployment in the area. Post 2020 this rate is held constant.

3 NHPAU (2010) How do Housing Price Booms and Busts Affect Home Ownership for Different Birth Cohorts?
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Demographic Starting Point

4.36 Using the data inputs and assumptions above, four demographic scenarios
have been assessed. The scenarios are modelled over the period 2012-2032.
The scenarios modelled are as follows:

a Scenario A: 2014-based SNPP — based on the 2014-based SNPP,
incorporating headship rates from the 2012-based SNHP, plus an
allowance for vacant/second homes and incorporating the 2015 MYE;

Scenario Aii: 2014-based SNPP / 2015 MYE - Applying the same
assumptions as for Scenario A; however, it fixes the 2015 residential
population to the 2015 MYE and re-bases the 2014-based SNPP from
this point;

Scenario Aii: 2014-based SNPP /2015 MYE / PCU - Applying the same
assumptions as for Scenario A; however, starting post-2017, headship
rates amongst 15-34 year olds are projected to make up 50% of the
difference between the 2012-based and 2008-based household
projections by 2033;

b Scenario B: Long Term Migration Trends — based on past migration
trends as observed over the last 10 years (to 2014) in the City of York;

Scenario Bi: Long Term Migration Trends PCU — as above, but
applying accelerated headship rates to the 15-34 age cohorts;

Economic Scenarios

c Scenario C: Experian Jobs Growth — based on forecasts of annual job
growth (620 jobs p.a. between 2012 and 2032, 0.5% average growth
rate) for the City of York prepared by Experian Business Strategies in
June 2016;

d Scenario D: Average (Blended) Jobs Growth — based on the average
job growth as projected by Experian and Oxford Economics [OE] as
reported in CYC’s SHMA (June 2016) (725 jobs p.a. averaged across 4
scenarios between 2012 and 2032 at an average growth rate of 0.6%);

e Scenario E: Past Trend Job Growth — Taking into account the average
net job growth rate of -0.2% annually between 1999 and 2014 (as
recorded by Experian), this scenario assumes this will continue over the
plan period (-181 jobs annually);

Affordable Housing Needs

f We have also considered the housing delivery that would be required to
achieve the level of affordable housing need in the City of York, of 627
dpa (as set out in the June 2016 SHMA Addendum).
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Demographic Led Scenarios

Scenario A: 2014-based SNPP/2012-based SNHP (Baseline)

This scenario models the 2014-based SNPP and the 2012-based SNHP.
Under this scenario, over the period 2012-32, there would be an overall
population growth of 31,356. This is due to net in-migration of 23,171, which
exceeds positive natural change (i.e. more births than deaths) of 8,185. Due to
this strong population growth, the number of households in the City would
increase by 17,134 over the projection period; this is due to a combination of
new household formation of younger cohorts, and a decline in average
household size associated with an ageing population. To accommodate this
level of growth, there is a need for 17,396 dwellings, or 870 dpa. Whilst the
projected household growth is identical to that proposed for the 2014-based
SNPP scenario in GL Hearn’s SHMA Addendum (June 2016), the dwelling
need is slightly lower than GL Hearn’s 889 dpa figure due to a lower
vacancy/second homes rate used by NLP.

Based on the change in population age structure, and the suitable application
of commuting patterns and adjustments to unemployment, this would
accommodate an increase of 12,595 jobs (net) in the City.

Scenario Ai: 2014-based SNPP with 2015 MYE

Under this sensitivity test scenario, the latest 2015 MYE are included in the
modelling, with the subsequent 2014-based SNPP re-based off a slightly
higher (206,856 compared to 206,809) City of York resident population in
2015. This would accommodate an increase in the overall population growth
of 32,273, job growth of 12,842, and an increase in dwellings of 17,579 (or 879
dpa).

Scenario Aii: 2014-based SNPP with Partial Catch Up Rates and 2015
MYE

The 2012-based SNHP show lower rates of household formation than their
2008-based predecessors, particularly in the youngest age groups. Since the
projections take into account recent trends, this is likely to be a result of the
reduced rates of household formation seen throughout the economic downturn
as a result of factors such as constrained supply of housing, affordability issues
and lack of mortgage availability. To simply trend this forward might result in
the true housing need of the population being supressed further, by not
providing sufficient housing for the needs of local residents.

Therefore, in addition to modelling the 2012 Headship Rates (Scenario A / Ai),
NLP has also modelled a ‘Partial Catch-up’ Headship Rate scenario (Scenario
Aii). This still incorporates the 2014 SNPP / 2015 MYE, hence the population
and economic outputs are the same as Scenario Ai. However, it assumes that
by 2033, half of the difference between the 2008-based and 2012-based
headship rates for those ages 15-34 is made up (with this change taking effect
from 2017 onwards, to allow for the economy to return to true, pre-recession
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trends). This is because the 2008-based SNHP were generated before the
recession, and therefore represent household formation rates more in line with
longer term trends. By modelling a ‘Partial Catch-Up’ [PCU] scenario, it is
assumed that any pent-up demand within the population will be released,
resulting in higher rates of household formation than projected by the 2012
SNHP, with household formation returning to a trend more in line with (but not
the same as) the higher rates in the 2008-based projections.

4.42 By adopting higher household formation rates amongst younger adults,
household growth would equate to 18,480 over the period to 2032 (8% higher
than Scenario A). This would generate a need for 18,763 dwellings, or 938
dpa.

4.43 The key outputs for these three scenarios are presented in Table 4.2.

Table 4.2  Key Model Outputs - Scenarios A, Ai and Aii: 2014-based SNPP / 2015 MYE / PCU

Dwellings 201-2032
Scenario Change [ Changein
2012 2032 Change in Jobs | Households Total DPA
Change

A. 2014-based SNPP 200,018 231,374 +31,356 +12,595 +17,134 +17,396 870

Ai. 2014-based SNPP +
2015 MYE

Aii. 2014 SNPP +MYE /
PCU

200,018 232,291 +32,273 +12,842 +17,314 +17,579 879
200,018 232,291 +32,273 +12,842 +18,480 +18,763 938

Source: NLP using PopGroup

Scenario B: Long Term Migration Trends

4.44 Scenario B models future migration on the basis of long term trends taken from
the last ten years (2004/05 to 2013/14)*. This shows that total net migration
has averaged 1,616 per annum, i.e. 1,616 more people arriving at the City of
York than leaving. Of this figure, 517 relate to net domestic migration, whilst
1,099 relates to net international migration. Natural change is positive at
11,217 over the period 2012-2032, therefore the population of the City
increases substantially overall, by 44,757 residents.

4.45 Under this scenario the level of household growth would be higher than
Baseline Scenario A, at 22,015, equating to a housing need of 22,352, or 1,118
dpa. The number of jobs that could be sustained would increase by 20,809, or
1,040 annually.

Scenario Bi: Long Term Migration Trends with Partial Catch Up Rates

4.46 Under this further sensitivity test scenario, population growth and labour force
outcomes are the same as for Scenario B; the only input which has been
changed is the household formation rates, which dictate household growth and

** Please note that due to the availability of data when the modelling was undertaken, we were not able to take into account the
migration rates for the year 2014-2015. However, given that the 2015 MYE data suggests that this resulted in a net increase of
2,280 residents net (637 internal, 1,643 international) for that year, it is possible that this could actually increase the overall level
of housing need were it to be include in the model, as the 10-year average would increase to 1,673 (net) overall, from 1,616.
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dwelling need.

By adopting higher household formation rates amongst younger adults,
household growth would equate to 23,304 over the period to 2032 (6% higher
than Scenario B). This would generate a need for 23,661 dwellings, or 1,183
dpa.

The key outputs are presented in Table 4.3.

Table 4.3  Key Outputs — Scenarios B and Bi: Long Term Migration Trends / PCU

Dwellings 2012-2032
Scenario Change in
2012 2032 Change Households Total DPA
Change

Bi. Long Term
Migration PCU

4.49

4.50

4.51

4.52

B. Long Term Migration

200,018 244,775

+44,757 +20,809

+22,015 +22,352 1,118

200,018 244,775 +44,757 +20,809 +23,304 +23,661 1,183

Source: NLP using PopGroup

Employment-led Scenarios

The second component of the HEaDROOM framework is based on an
understanding of the relationship between housing and employment. Although
there are a complex set of issues involved in matching labour markets and
housing markets (with different occupational groups having a greater or lesser
propensity to travel to work), there are some simple metrics that can explore
the basic alignment of employment, demographic and housing change, notably
the amount of housing needed to sustain a given labour force assuming certain
characteristics of commuting and employment levels.

Ensuring a sufficient supply of homes within easy access of employment
opportunities represents a central facet of an efficiently functioning economy
and can help to minimise housing market pressures and unsustainable levels
of commuting (and therefore congestion and carbon emissions). If the objective
of employment growth is to be realised, then it will generally need to be
supported by an adequate supply of suitable housing. The challenge of
meeting employment needs is clearly given a heightened importance as a
result of the need to secure economic growth out of recession, and the
Framework highlights this by stating that planning should "do everything it can”
to support economic growth.

The Practice Guidance further clarifies that:

“Where the... labour force supply is less than the projected job growth,
this could result in unsustainable commuting patterns... and could reduce
the resilience of local businesses. In such circumstances, plan makers
will need to consider how the location of new housing... could help
address these problems.”

To model this demographically, the PopGroup model constrains/inflates
migration to a level (reflecting the age profile specific to the City of York) which,
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alongside natural change within the population, produces an indigenous labour
force sufficient to support the given level of employment taking account of
commuting. Within the modelling, NLP has made allowance for increases in
age specific economic activity rates associated with changes to pension ages,
but has assumed the relative balance of commuting will continue as observed
currently.

Ensuring a sufficient supply of homes within easy access of employment
generators represents a central facet of an efficiently functioning economy and
can help minimise housing market pressures and unsustainable levels of
commuting (and therefore congestion and carbon emissions).

Scenario C: Experian Job Growth

The latest Experian forecasts (June 2016) project job growth of 12,400 over
the period 2012-32 in the City of York, equivalent to 620 net additional
workforce jobs annually.

To support this level of job growth, taking into account current commuting
patterns and projected changes in economic activity rates (as well as
unemployment), there would need to be an increase in the size of the labour
force by 3,219 (as the City of York is a significant net importer of workers).
This would require population growth of 31,294, of which 23,233 would be
through net in-migration. This takes into account the age profile of people who
move into and out of the City. This growth would result in an additional 16,965
households, generating a need for 17,225 dwellings, equivalent to 861 dpa.
This is lower than the level generated by the 2014-based SNPP.

The key outputs are shown in Table 4.4.

Table 4.4  Key Outputs - Scenario C: Experian Job Growth

Dwellings 2012-2032
Scenario Change [ Changein
2012 2032 Change | M Jobs | Households Total DPA
Change

C. Experian Jobs Growth 200,018 231,312 +31,294 +12,400 +16,965 +17,225

4.57

4.58

Source: NLP using PopGroup

Scenario D: Blended Job Growth

The City of York SHMA (June 2016) explores the implications of York’s
housing need referring to a number of econometric models (Section 5.0). This
identifies four models — three from Oxford Economics (with job growth of
609,635 and 868 annually, depending upon the assumptions used) and one
from Experian (via the Yorkshire and Humber Regional Economic Model
YHREM), which forecasts annual job growth of 789. Together, the combined
average is for job growth in the order of 725 annually. This Scenario therefore
triangulates a number of econometric forecasting models and replicates the
evidence underpinning the Council’s own housing evidence base.

To support this level of job growth, taking into account current commuting
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patterns and projected changes in economic activity rates (as well as
unemployment), there would need to be an increase in the size of the labour
force by 5,068 and would require population growth of 34,588, of which 25,966
would be through net in-migration. This takes into account the age profile of
people who move into and out of the City. This growth would result in an
additional 18,184 households, generating a need for 18,463 dwellings,
equivalent to 923 dpa. This is lower than the level generated by the 2014-
based SNPP with adjustments for PCU and the 2015 MYE.

459 The key outputs are shown in Table 4.4.

Table 4.5 Key Outputs - Scenario D: Blended Job Growth

Population

Dwellings 2012-2032

i Change in
Scenario
Households Total

D. Blended Jobs Growth 200,018 234,606 +34,588 +14,500 +18,184 +18,463

Source: NLP using PopGroup

Scenario E: Past Trends Job Growth

4.60 Between 1999 and 2014, the City of York actually lost around 3,700 workers,
at an average rate of around 0.2% annually.

461 This scenario sets out the level of growth required were past trends to continue
at this (negative) rate.

4,62 Under this scenario, there would be a decline of 3,625 jobs over the period
2012-2032. As the population is ageing, more people are required to sustain
the workforce, hence even though the number of jobs declines under this
scenario, the City’s overall housing need would increase to compensate for the
fact that comparatively more people would be leaving the workforce to retire.
This equates to an overall population growth of 6,177, household growth of
7,664 and a dwelling need of 7,782, or 389 dpa.

4,63 It is considered that very limited weight can be attached to this Scenario given
that it generates a (negative) level of employment change in the City that is
very much at odds with all of the econometric forecasting models. It is also
substantively lower than the level of job growth that could be sustained via any
of the demographic modelling scenarios.

4.64 The key outputs are shown in Table 4.4.

Table 4.6  Key Outputs - Scenario E: Past Trends Job Growth

Dwellings 20122032
Scenario Change Change in
2012 2032 Change in Jobs | Households Total DPA
Change

E. Past Trends Job Growth 200,018 206,195 +6,177 -3,625 +7,664 +7,782

Source: NLP using PopGroup
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Affordable Housing Needs

Scenario F: Affordable Housing Needs

The Practice Guidance states that, with regard to taking into account affordable
housing needs:

“The total affordable housing need should then be considered in the
context of its likely delivery as a proportion of mixed market and
affordable housing developments, given the probable percentage of
affordable housing to be delivered by market housing led developments.
An increase in the total housing figures included in the local plan should
be considered where it could help deliver the required number of
affordable homes.”™

The inclusion of affordable housing needs in OAHN calculations has also been
established in the High Court Decision between Satham Millennium Ltd vs
Warrington Borough Council* which sets out the requirements of an OAHN to
cater for affordable housing needs in its calculation. The decision found that
the adopted OAHN figure proposed in Warrington’s Local Plan was not in
compliance with policy because “the assessed need was never expressed or
included as part of the OAHN” [§43]. The decision found that the “proper
exercise” had not been undertaken, namely:

“(a) having identified the OAN for affordable housing, that should then be
considered in the context of its likely delivery as a proportion of mixed
market/affordable housing development; an increase in the total housing
figures included in the local plan should be considered where it could
help deliver the required number of affordable homes;

(b) the Local Plan should then meet the OAN for affordable housing,
subject only to the constraints referred to in NPPF, paragraphs 14 and
47.” NLP emphasis

As such, the below calculations of affordable housing need must be considered
in the conclusions of objectively assessed housing needs for the City of York.

The evidence contained in the City of York SHMA (June 2016) indicates a net
affordable housing need totalling 573 dpa. Furthermore, the subsequent
SHMA Addendum (June 2016) states that, holding all other parts of the model
constant, the bottom-line estimate of affordable need rises from to 627 dpa (a
9% increase).

Over the period 2007/08 — 2014/15, CYC delivered a total of 1,100 affordable
units, at an average of 137.5 annually*’. On the basis that CYC generally
pursues an affordable housing requirement of 50%® on all suitable allocated

*® 2a-029-20140306

6 [2015] EWHC 370 (Admin) Case No: CO/4055/2014 http://www.bailii.org/ew/cases/EWHC/Admin/2015/370.html
“"https://www.york.gov.uk/info/20012/housing/1132/affordable_housing_completions

“8Although not formally adopted, the 'City of York Draft Local Plan (incorporating the Fourth Set of Changes) (April 2005) is still
used as the basis for development management decisions. Policy H2a of that document states that, subject to viability, “In
order to achieve the maximum reasonable proportion of affordable housing, the following targets have been set on all suitable
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and windfall sites over a set site threshold (subject to viability), then York would
need to deliver 1,254 dpa of market housing overall to deliver 627 affordable
dpa.

4.70 As set out in the Kings Lynn judgment, the correct method for considering the
amount of housing required to meet full affordable housing needs is to consider
the quantum of market housing needed to deliver full affordable housing needs
(i.e. 1,254 dpa). However, as the judgment sets out, this can lead to a full
OAHN figure which is so large that a LPA would have “ittle or no prospect of
delivering (it) in practice”. Therefore, although it may not be reasonable and
therefore should not be expected that the OAHN will include affordable housing
needs in full, an uplift or similar consideration of how affordable needs can be
‘addressed’ is necessary as part of the full OAHN calculation. This approach
has not been undertaken in the 2016 SHMA.

Summary

471 The scenarios present a range of housing needs for the period 2012 to 2032
based on different drivers of growth, as set out in Table 4.7. These range from
a low of 389 based on the (negative) past trends job growth scenario (E), all
the way up to a high of 1,254 based on meeting the SHMA Affordable Housing
Needs in full.

472 In between, the 2014-based SNPP suggests a need for around 870 dpa,
although if a suitable adjustment is made to take into account the latest 2015
MYE and accelerated headship rates amongst the younger age groups, this
would increase to 938 dpa. As the (10-year) long term migration figures are
actually higher than are projected in the 2014-based SNPP going forward, then
all other data inputs being equal, the dwelling need would increase, to between
1,118 dpa (Scenario B) and 1,183 dpa (Bi) depending upon the approach
taken towards headship rates.

473 In this instance, it is considered that greater weight should be attached to the
938 dpa (Scenario Aii) figure, as it uses the most recently available data and
makes suitable adjustments to headship rates for the younger age cohorts.
Whilst the long term migration trend suggests a higher level of housing need, it
is considered that for the City of York it relies upon very high levels of net
international migration which, given the uncertainties concerning Brexit, may
be difficult to sustain.

474 The employment-led projections are generally lower, at just 389 dpa based on
past trends, 861 dpa based on the latest Experian projections, and 923 dpa
based on a triangulation of various econometric projections as taken from the
2016 SHMA. As noted above, it is considered that limited, if any, weight
should be attached to the past trends job growth scenario in this instance given
that it projects job losses at odds with the other employment and demographic-
led projections.

allocated and windfall sites in York: 45% for affordable rent, plus 5% for discounted sale, to address priority housing needs in
the City.”
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4.75 Some of the outputs are different from the 2016 SHMA and subsequent
Addendum for a number of reasons including higher headship rates, lower
vacancy/second home rates, the use of the 2015 MYE and variable job growth
projections.

Table 4.7  Summary of York Modelling Scenarios 2012-2032

Population Dwellings 2012-2032
. Change Change in
Scenario )
2012 2032 Change | inJobs [ Households Total DPA
Change

A. 2014-based SNPP 200,018 231,374 +31,356 +12,595 +17,134 +17,396 870

Ai. 2014-based SNPP +

oD 200018 232201 432273 +12842  +17,314 +17,579 879
%5014 SIERSSEY 200018 232201 432273 +12842  +18,480 +18,763 938
B. Long Term Migration 200,018 244,775 +44,757 +20,809 +22,015 +22,352 1,118
E'C':bong Ui e fetfieln 200018 244775 +44757 420809  +23.304 +23,661 1,183
C. Experian Jobs Growth 200018 231,312 +31,294 +12400  +16,965 +17,225 861
D. Blended Jobs Growth 200018 234606 +34588 +14500  +18,184 +18,463 923
E. Past Trends Job Growth 200,018 206,195 +6,177 -3,625 +7,664 +7,782 389

F. SHMA Affordable

Housing Needs - - - - = +25,080 1,254

Source: NLP using PopGroup
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Market Signals

The Framework sets out the central land-use planning principles that should
underpin both plan-making and decision-taking. It outlines twelve core
principles of planning that should be taken account of, including the role of
market signals in effectively informing planning decisions:

“Plans should take account of market signals, such as land prices and
housing affordability, and set out a clear strategy for allocating sufficient
land which is suitable for development in their area, taking account of the
needs of the residential and business communities.” [§17]

The Practice Guidance requires market signals to be assessed against
comparator locations*. The analysis in the following sections focuses on
comparing the City of York and other Local Authorities and England to
benchmark their performance against trends both across the wider region and
nationally.

The Guidance sets out six key market signals®:

land prices;

house prices;

rents;

affordability;

rate of development; and,

o o1 A WN P

overcrowding.

It goes on to indicate that appropriate comparison of these should be made
with upward adjustment made where such market signals indicate an
imbalance in supply and demand, and the need to increase housing supply to
meet demand and tackle affordability issues:

“This includes comparison with longer term trends (both in absolute
levels and rates of change) in the housing market area; similar
demographic and economic areas; and nationally. Divergence under any
of these circumstances will require upwards adjustment to planned
housing numbers compared to ones based solely on household
projections”.

“In areas where 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 (e.g. the differential between land prices), the larger the
improvement in affordability needed and, therefore, the larger the
additional supply response should be.”?*

49 2a-020-20140306
%0 2a-019-20140306
*! 2a-020-20140306
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5.5 The Practice Guidance sets out a clear and logical ‘test’ for the circumstances
in which objectively assessed needs (including meeting housing demand) will
be in excess of demographic-led projections. In the context of the Framework
and the Practice Guidance, the housing market signals have been reviewed to
assess the extent to which they indicate a supply and demand imbalance in the
City of York and other comparable local authorities and therefore indicate that
an upwards adjustment should be made over the demographic-led baseline
already identified.

5.6 The Local Plan Expert Group [LPEG], in its Report to the Communities
Secretary and to the Minister of Housing and Planning (March 2016),
recommended various changes to the Practice Guidance concerning the
assessment of housing market signals. Instead of analysing six key market
signals and considering whether an uplift is justified as the current Practice
Guidance states (and which this Section will examine), the LPEG recommends
examining just two indicators:

1 House price affordability — the ratio of median quartile house prices to
median earnings (‘The House Price Ratio’); and,

2 Rental affordability — lower quartile rental costs as a percent of lower
quartile earnings (The Rental Affordability Ratio’).

5.7 Whilst the LPEG report remains at the consultation stage and has no formal
weight, it is a useful indicator of the general direction of travel this area of
debate is likely to take. NLP has therefore applied the HPR/RAR tests to York
towards the end of this Section.

Housing Market Indicators

5.8 In the context of The Framework and the Practice Guidance, each of the
housing market signals have been reviewed to assess the extent to which they
indicate an imbalance between supply and demand in the City of York.

Land Prices

5.9 CLG has published a document entitled ‘Land value est