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1.0  PROPOSAL 
 
1.1 The application is a hybrid application proposing outline permission for a 
residential-led mixed use development and full planning permission for demolition of 
a number of buildings within the site and an Ecological Protection and Enhancement 
Zone (EPEZ). 
 
1.2 The outline application seeks consent for up to 516 residential units, a local 
centre, a sports pavilion (up to 150sqm) and associated public open space with all 
matters, except access, reserved. The residential development will be concentrated 
around the North West side of the site adjacent to Moor Lane. The North East area 
of the site is intended to comprise the public open space, including playing pitches, 
a play area and informal recreation areas. The local centre will be sited in the centre 
of the site but on the East side of the residential area. An indicative masterplan has 
been provided to help visualise the scheme. Access points are via the existing 
highway link at Bog Lane and 2 new access points off Moor Lane. 
 
1.3 The full application relates to demolition of a number of farm buildings in the 
centre of the site (as shown on drawing 23258 RG-M-52) and the EPEZ on the 
Southern side of the site. The EPEZ forms the boundary with the Site of Scientific 
Interest (SSSI) Askham Bog. It includes the attenuation ponds for the site with an 
earth bund between the ponds and SSSI. The EPEZ is not intended to be publically 
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accessible and will be enclosed by a 1.8m deer fence to the North and a 3m security 
fence between the bund and SSSI. 
 
1.4 The proposal constitutes schedule 2 development under The Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017. In June 2018 a 
scoping opinion was sought from the local planning authority (18/01354/EIASP). In 
October 2018 the council confirmed that the development would be likely to have 
significant environmental effects and issued its formal opinion on the aspects of the 
environment that should be considered. The information in the submitted 
environmental statement is sufficient for the local planning authority to understand 
the likely environmental effects of the proposals and any required mitigation. The 
EIA Regulations require this environmental information as well as representations 
received about the environmental effects of the development to be taken into 
account in the determination of the planning application. 
 
1.5 The application site extends to approximately 40.5Ha of farmland to the South of 
Moor Lane in Woodthorpe approximately 3.5km from the city centre. The farmland is 
divided by mature hedges, trees, a number of farm tracks and field drains. Marsh 
Farm sits within the centre of the site and consists of a farm house with a mixture of 
period and modern barns. 
 
1.6 To the West of the site, Bog Lane forms a loop off Moor Lane and provides 
access to a small residential development formed from the conversion of Eastfield 
Farm. A public right of way links Bog Lane westwards to the A1237. To the East the 
site is bounded by the East Coast Main Line with the Park and Ride and a Tesco 
supermarket beyond. The swathe of land adjacent to the railway is a former landfill 
site. The South of the site sits adjacent to the Site of Special Scientific Interest 
(SSSI) Askham Bog. The SSSI is owned and managed by the Yorkshire Wildlife 
Trust and is accessed off the A1036 near to the exit to Copmanthorpe. It is seen as 
a swathe of trees to the South of the site and is also identified as ancient woodland. 
 
Background and planning history 
 
1.7 The site was not allocated within the Development Control Local Plan 
incorporating the 4th set of changes (April 2005) and was identified as Green Belt. 
 
1.8 The site came forward as a potential housing site during the Local Plan process 
and a site of 17Ha (511 homes) was consulted on in 2013 as part of the Preferred 
Options consultation. Consultation responses raised concerns about the proximity to 
Askham Bog SSSI and the impact on water quality and quantity in the Bog. 
Concerns were also raised about uncontrolled access to the Bog and the impact of 
increased visitor numbers. Natural England and the Yorkshire Wildlife Trust raised 
concern and requested further information about mitigation for harm to the SSSI.  
 
1.9 During the 2014 call for further sites, the developer brought forward a larger site 
of 97Ha. Masterplanning of the site showed a residential development of 2000 
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houses, a local centre, community uses, sports pitches and extensive green 
infrastructure. The larger site extended from Moor Lane to Askham Bog and to the 
West close to the A1237. A buffer of around 150m in width was proposed between 
the development site and SSSI; Natural England and the Yorkshire Wildlife Trust 
were both of the opinion that this was inadequate to satisfactorily manage the 
relationship between the development site and SSSI. The larger site was considered 
to have landscape and heritage impacts and was within an area being identified in 
the Green Belt Appraisal as having a role in preserving the rural setting of the city. 
There would also be an impact on the setting of the city and key views of the minster 
by bringing the development in to the foreground of these views. For these reasons 
the proposed boundary extension was rejected by CYC. 
 
1.10 In response to this consultation, the developer revised the masterplan while 
retaining the larger 97Ha area. Additional technical evidence was provided however 
CYC officers still considered that there were significant delivery constraints on both 
the smaller 17 Ha site (ST10) and the larger site promoted by developers. Both 
development areas were identified as having potential to impact on the integrity of 
the SSSI through changes to its hydrology in both qualitative and quantitative terms; 
harm through increased unregulated recreational use; disturbance through 
increased pet predation; and impact on SSSI invertebrates through loss of adjacent 
habitat. It was considered that further detailed assessment on the impacts was 
required and without that information site viability and deliverability was uncertain. 
The severity and complexity of the issues was considered likely to be increased for 
the larger site, as well as fundamental landscape and heritage impact concerns so 
for a combination of reasons the site was not taken forward for allocation. At this 
stage it was considered that issues were less severe for the smaller site and the 
decision was made to safeguard the smaller site in the emerging Publication Draft 
2014. This would allow time for a better understanding of technical impacts, 
mitigation measures and deliverability issues. 
 
1.11 The 2014 Publication Plan was halted by Members and at the next stage of 
plan making in 2016 the safeguarded sites' policy was deleted in its entirety along 
with the associated allocations. The developer has continued to promote the site 
and provided further technical information through the recent draft Local Plan 
consultations although the site has remained unallocated. The reasons still being 
the impact on the hydrology of the Bog and the effectiveness of the proposed 
mitigation. 
 
1.12 The site remains unallocated in the 2018 Draft Local Plan and falls within the 
general extent of the Green Belt as defined in the saved policies YH9(C) and Y1 (C1 
and C2) of the Yorkshire and Humber Regional Spatial Strategy (RSS).  
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2.0  POLICY CONTEXT 
 
2.1 Planning law requires that applications for planning permission must be 
determined in accordance with the development plan unless material considerations 
indicate otherwise (section 38(6) Planning and Compulsory Purchase Act 2004). 
 
2.2 The Council does not have a formally adopted local plan. However, the York 
Green Belt has been established in principle for many years although its detailed 
boundaries in the City of York Council area have never been formally set. 
 
2.3 Although the Regional Spatial Strategy for Yorkshire and the Humber (May 
2008) has otherwise been revoked, its policies which relate to the York Green Belt 
have been saved together with the Key Diagram insofar as it illustrates the general 
extent of the Green Belt around York.  The saved policies are policy YH9 which 
states “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. The boundaries must take account of the 
levels of growth set out in this RSS and must also endure beyond the Plan period” 
and policy Y1 which explains what local policies should achieve with regards to the 
economy, environment, transport, and strategic policies for development.  
  
2.4 The Statutory Development Plan for the City of York therefore comprises (1) 
the saved policies and key diagram of the otherwise revoked Yorkshire and Humber 
Plan Regional Spatial Strategy (2008) insofar as it illustrates the RSS York Green 
Belt policies and the general extent of the Green Belt around the City of York as it 
relates to these policies and (2) any made Neighbourhood Plan. There is no relevant 
Neighbourhood Plan for this area. 
 
2.5 The site falls within the general extent of the Green Belt as shown on the Key 
Diagram of the saved RSS Green Belt policies.  
 
Draft Local Plans 
 
2.6  The City of York Draft Local Plan Incorporating the Fourth Set of Changes 
Development Control Local Plan (Approved April 2005) was approved for 
Development Management purposes (“2005 DLP”). The 2005 DLP does not form 
part of the statutory development plan for the purposes of S38(6) of the Planning 
and Compulsory Purchase Act 2004. Its policies are however considered to be 
capable of being material considerations in the determination of planning 
applications where policies relevant to the application are consistent with those in 
the NPPF, although the weight that can be attached to them is very limited. 
 
2.7 The Publication Draft City of York Local Plan 2018 was submitted to the 
Secretary of State for examination on 25 May 2018. The Council is currently 
consulting on proposed modifications to the emerging Local Plan. The Addendum to 
Topic Paper 1: The Approach to Defining York’s Green Belt is one of the 
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background documents to the modifications consultation and assesses that the site 
fulfils a Green Belt function. 
 
2.8 The emerging Local Plan policies can be afforded weight in accordance with 
paragraph 48 of the Framework according to: 
 

 The stage of preparation of the emerging plan (the more advanced the 
preparation, the greater the weight that may be given); 

 The extent to which there are unresolved objections to relevant policies (the less 
significant the unresolved objections, the greater the weight that may be given);  

 The degree of consistency of the relevant policies in the emerging plan to the 
policies in the previous NPPF published in March 2012. (NB: Under transitional 
arrangements plans submitted for examination before 24 January 2019 will be 
assessed against the 2012 NPPF).   

 
2.9 The following policies within the 2018 Draft Local Plan which are directly and 
most relevant within the consideration of this proposal are: 
 
DP2   Sustainable Development  
DP3   Sustainable Communities  
SS1   Delivering Sustainable Growth for York  
SS2  The Role of York’s Green Belt 
H2  Density of Residential Development 
H3   Balancing the Housing Market  
H10   Affordable Housing  
D1   Placemaking  
D2   Landscape and Setting  
D6   Archaeology  
GI2  Biodiversity and Access to Nature 
GI3  Green Infrastructure Network 
GI6   New Open Space Provision  
ENV1  Air Quality  
ENV4 Flood Risk 
ENV5  Sustainable Drainage  
T1  Sustainable Access  
T7  Minimising and Accommodating Generated Trips 
DM1   Infrastructure and Developer Contributions 
 
Emerging Local Plan evidence base 
 
2.10 The evidence base that underpins the proposed emerging policies is a material 
consideration in the determination of planning applications. The directly relevant 
evidence base is: 
 
• City of York Housing Needs Update (2019) 
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• Strategic Housing Land Availability Assessment Figure 6: Updated to 790 
dwelling per annum Objectively Assessed Need (2019) 

• Topic Paper 1: Approach to defining York's Green Belt Addendum and Annexes 
(2019) 

• City of York Council Topic Paper 1: Approach to Defining York’s Green Belt 
(2018) 

• City of York Local Plan Viability Assessment Update Study (2018) 
• Strategic Housing Land Availability Assessment and Appendices (2018) 
• Strategic Housing Land Availability Assessment and Annexes (2017) 
• City of York Strategic Housing Market Assessment Update (2017) 
• City of York Council Strategic Housing Market Assessment ( 2016) 
• City of York Council Strategic Housing Market Assessment Addendum ( 2016) 
• City of York Historic Character and Setting Technical Paper Update (2013) 
• City of York Historic Character and Setting Technical Paper (2011) 
• Approach to the Green Belt Appraisal and Maps (2003) 
 
2.11 Paragraph 11 of the NPPF states that decisions should apply a presumption in 
favour of sustainable development which means: 
 
• approving development proposals that accord with an up-to-date development 

plan without delay; or 
 
• where there are no relevant development plan policies, or the policies which 

are most important for determining the application are out-of-date, granting 
permission unless: 

 
i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or 
ii. 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. 

 
2.12 The presumption applies a “tilted balance” to cases where housing supply 
policies are out-of-date. However, the presumption does not apply if the proposal 
conflicts with restrictive Green Belt policies or policy related to Sites of Special 
Scientific Interest as set out in the NPPF. 
 
3.0  CONSULTATIONS 
 
INTERNAL 
 
Forward Planning 
3.1 Land at Moor Lane Woodthorpe has been submitted for consideration through 
the local plan at several points including; the 2012 Call for Sites, the 2013 Preferred 
Options Consultation, the 2014 Further Sites Consultation, the Preferred Sites 
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Consultation 2016, the Pre-Publication consultation 2017 and the Publication 
Consultation 2018. 
 
3.2 Whilst earlier iterations of the Local Plan did test the initial potential of a 
moderately sized allocation in this area (17ha) through the preferred sites 
consultation 2013 and Further Sites consultation 2014, it was concluded through the 
Site Selection Paper Addendum of October 2014 that the land was only suitable for 
potential safeguarding due to the lack of certainty around evidence, particularly in 
relation to the sites impact on the adjacent Askham Bog Site of Special Scientific 
Interest (SSSI). The safeguarded site was subsequently removed altogether in 2014 
as these concerns remained and there were sufficient alternative sites which better 
met the site selection criteria. The site has not been taken forward as a potential 
housing allocation in the publication Local Plan submitted for examination on 25 
May 2018.  
 
3.3 Until a Local Plan for York is adopted, development management decisions in 
relation to proposals falling within the general extent of the Green Belt (as defined in 
the RSS) will be taken on the basis that land is treated as Green Belt.  Policy SS2 of 
the emerging Local Plan proposes the site remains in the green belt. However, 
given the advanced stage of the 2018 Local Plan's preparation, the extent and 
significance of unresolved objections to emerging policy SS2 and the stated 
consistency with the Framework, we would advise that policy SS2 should be applied 
with limited weight. It is against the NPPF (as revised) and the saved RSS policies 
relating to the general extent of the York Green Belt that this proposal should 
principally be assessed.  
 
3.4 It is also relevant to understand that the green belt boundaries as drawn on the 
Policies Maps (2018) have been drawn taking account of identified housing and 
employment needs over the plan period. The evidence base (TP1 and TP1 
Addendum) concludes that exceptional circumstances exist to justify incursions into 
the general extent of York's green belt to meet these needs. The sites that have 
been identified as causing the least harm to the Green Belt, have been proposed in 
the emerging Local Plan to meet those needs. The application site is not one of the 
sites where the evidence base justifies an incursion into the general extent of the 
Green Belt.   
 
Highways Network Management 
3.5 Officers have indicated that the proposed trip rate used to assess the level of 
additional traffic likely to be created by the proposed development is not acceptable. 
The proposed trip rate is based on average demand across the city and does not 
reflect the likely demand for car travel in a commuter suburb which is likely to be 
significantly higher than the city average. This in turn will have an impact on local 
roads and junctions to access the site. Although this impact has been assessed in 
the documents provided, it is not representative of the likely level of traffic linked to 
the proposed development and would need to be revised. 
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3.6 More realistic trip rates are likely to show that the proposed development will 
have a significant impact on the A1237, the A1036 (Tadcaster Road) and junctions 
with the A64. Without the required evidence to show that these impacts can be 
mitigated, we would object to this proposal as we have no guarantees that 
significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to 
an acceptable degree (NPPF para 108c); and the current application is not 
supported by an acceptable transport assessment (NPPF para 111) 
 
Design, Conservation and Sustainable Development (Archaeology) 
3.7 The site was subject to extensive archaeological investigation between 2013-
2015. A desk based assessment, geophysical survey, evaluation, deposit modelling 
exercise and palaeo-environmental study have taken place across a large swathe of 
land south and north-west of Moor Lane including the current site. Significant 
archaeological features were identified relating to Iron Age/ Romano British 
settlement and land use. The areas containing the best interpreted archaeology are 
now outside the site boundary and will not be impacted by the current proposal and 
therefore no further excavation of these features is required. Given the level of 
previous investigation and site boundary officers are satisfied that no nationally 
significant archaeology will be destroyed as a result of the current proposals; 
however an extensive programme of mitigation is still required. Conditions are 
required for a programme of post-determination archaeological mitigation and a 
Level 2 building recording of the farm outbuildings which are to be demolished. 
 
Design, Conservation and Sustainable Development (Landscape) 
3.8 The extent of residential development to the north of Moor Lane, and the lesser 
amount of development along the south side of Moor Lane currently provides a very 
well defined settlement edge to the extent of York's urban growth. This built edge is 
clearly juxtaposed with an open, agricultural, arable landscape, defined by hedges 
and an obvious array of hedgerow trees. Askham Bog currently sits distinctly 
separate from the urban edge to the north of it, due to the extent of cultivated and 
pastoral fields across the plain in between. 
  
3.9 The proposed development brings the relatively dense residential urban edge 
significantly closer to Askham Bog, both physically and visually. Fields that are 
currently down to pasture are converted to sports pitches and general recreation. 
New wetlands and woodland are created to mitigate impacts on Askham Bog, 
however the latter is quite different in nature to the SSSI.  
 
3.10 The result is that the built edge shares the intermediate landscape with 
Askham Bog rather than being separate from it. The naturalistic landscape of trees 
and wetland acting as a buffer to Askham Bog in effect extends that landscape type 
which then becomes the context of the urban edge rather than the arable fields. The 
three clearly defined landscape types - built residential form, agricultural fields and 
Askham Bog, would no longer be clearly defined separate entities. The separating 
effect of the open fields between Moor Lane and Askham Bog is substantially 
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reduced. The result is that the overall land mass becomes part of a shared, more 
complex, but not unattractive, environment. Due to the extension of the built form 
into the fields that are visible along the northern edge of the Bog, the urban edge 
would have a much greater influence on the experience of the countryside from 
Askham Bog. 
 
3.11 The development is not so extensive that its visual impact would cause 
significant harm to the setting of the city from the outer ring road. The development 
would obviously encroach into the existing countryside that borders Moor Lane by 
way of residential development immediately adjacent to the Road thereby enclosing 
it for much of its length. 
 
Design, Conservation and Sustainable Development (Ecology) 
3.12 There is insufficient certainty that the proposed development would not have an 
adverse effect on Askham Bog SSSI, or would not result in the deterioration of an 
irreplaceable habitat (lowland fen). In line with the principles of the NPPF and local 
policy it is therefore not supported. 
 
3.13 Whilst some measures have been proposed to mitigate and compensate for 
the identified impacts on the SSSI it is not considered sufficient, and their 
effectiveness can not be relied on due to issues identified with the baseline 
information and assessment methods used. 
 
3.14 Concern is also raised about the impact of air quality on Askham Bog. 
Development is typically associated with increased traffic and emissions which can 
increase the airborne concentration of nitrogen oxides (NOx) and the rate of 
nitrogen deposition from the atmosphere. Both NOx and nitrogen deposition have 
been associated with impacts on vegetation even though levels fall quickly in the 
first few metres from roads before gradually levelling out until, beyond 200m, it 
becomes difficult to distinguish from background levels.  
 
3.15 The air quality and ecology assessments state that development traffic 
travelling south down the A1036 is predicted to generate an additional 701 ADDT, 
below the threshold for more detailed assessment. However CYC Highways have 
queried the data used in the transport assessment, and as such that used in the air 
quality assessment, and specifically that low trip rates for the type of development 
have utilised. Further work has been requested and the air quality assessment in 
relation to Askham Bog will need to be revised in light of this. 
 
3.16 As the Statutory body responsible for the National network of SSSIs Natural 
England's objection should be given considerable weight, as should Yorkshire 
Wildlife Trust's as the site managers. 
 
Public Protection 
3.17 Conditions recommended. 
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3.18 Mitigation has been proposed within the submission for impact to air quality 
arising from demolition and construction. Changes in traffic associated with the 
scheme have also been assessed in relation to their impact on existing sensitive 
receptors. Development traffic was not shown to result in any breaches of the health 
based air quality objectives and the majority of predicted impacts are shown to be 
negligible. Part of the site falls on a historical landfill. This can prove a risk to human 
health and therefore further site investigation is recommended. 
 
Public Rights of Way 
3.19 No objections. There are no recorded public rights of way crossing or abutting 
the development site. 
 
Waste Management Services 
3.20 Information provided regarding domestic waste containment and vehicle 
access. 
 
Older Persons Accommodation 
3.21 There is no mention of older person's accommodation in the application. 
Objections are therefore raised as the proposal does not address the need for a 
property mix and is not making any provision of specialist older person's 
accommodation. York has a shortage of each type of specialist older person's 
accommodation but we would prioritise the provision of extra care accommodation 
over residential or nursing care beds within the development. The application is for 
up to 516 dwelling, assuming an occupancy rate of 2 per dwelling this would create 
a population of 1032. On this basis the number of residents aged 75+ within the 
development would be 98 rising to 131 over the next twenty years. It would be 
expected that the development includes independent living or independent living 
with extra care accommodation. Alternatively the developer should demonstrate how 
the type and design of the properties reflect the needs of older residents. This could 
include older person's independent living apartments, the inclusion of bungalows, a 
proportion of the properties being developed as Part M of building regs Category 2 
and 3 dwellings. 
 
Affordable Housing 
3.22 The Council's affordable housing Local Plan policy H10 specifies 30% on site 
provision for greenfield schemes, which would comprise 155 of the 516 total 
proposed. The applicant is proposing additional on site affordable housing to 
achieve 35% of the total, or 181 homes, as stated in the Planning Supporting 
Statement. A S106 agreement would be required to secure affordable housing at 
30% applied to each phase of development; 80% of affordable housing will be social 
rented and 20% discount sale tenure; affordable housing will be pepper-potted 
throughout the development and pro-rata in respect of house sizes and types with 
no difference in cycle and car parking provision between the market and affordable 
homes. 
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Flood Risk Management 
3.23 Mott McDonald consulting engineers were procured to carry out a peer review 
of all hydrology/ hydrogeology documents submitted in support of the application. 
This review raised significant questions over the data and methodologies used by 
the applicant's agents in determining the extent of interactions between the current 
drainage regime of the proposed development site and the SSSI. The review 
concludes that the applicant's conclusions regarding the lack of any significant 
hydrological/hydrogeological interaction between the sites are oversimplified based 
on the data provided and the analytical techniques used. In addition to this the flood 
risk and drainage data used to determine the proposed drainage strategy for the site 
are further questioned based on the assessments that have been provided in the 
planning documentation. Having considered the Mott McDonald review the LLFA 
officers are not able to recommend the application for approval based on the content 
of submitted documentation with this application. 
 
Early Years provision 
3.24 65 early years places would be expected for this development. The expectation 
would be for provision of a new on-site nursery given the numbers involved. 
 
Education 
3.25 65 pre-school, 129 primary and 74 secondary school places are required by the 
development. This equates to a financial contribution of £3,508,153 and would be 
for expansion at Woodthorpe Primary, secondary school expansions in the West 
York planning area, and EY provision in the vicinity. 
 
Public Health Integrated Wellbeing 
3.26 Comments were made regarding how the proposal responded to the areas of 
concern for public health in Dringhouses and Woodthorpe ward. Changes were 
proposed to the layout to more fully incorporate public open space throughout the 
site to provide more opportunities for physical exercise; a multi-functional open 
space was encouraged, rather than sports pitches, to provide more inclusive 
exercise opportunities; and a planned network of footpaths and cycle paths should 
be included to promote physical activity. 
 
Sports provision 
3.27 It is positive to see that the developer has looked at providing outdoor sport on 
site. The City of York Local Plan Evidence Base: Open Space and Green 
Infrastructure Update September 2017 shows that the ward and connecting wards 
have a shortfall of outdoor sports provision which this development would help to 
reduce. The sports provision on site would need to consider the makeup of the 516 
dwellings and the population that would live on site and then be able to support the 
appropriate provision.  
 
3.28 Usability of the site may be affected if the pitches are within the flood zone and 
this would need to be assessed. Management of the site would need to be agreed to 



 

Application Reference Number: 18/02687/OUTM  Item No: 3a 

ensure a suitable community group was identified and it would be preferred that the 
sports pavilion contained a community hall.  
 
3.29 If the application is progressed, the concerns raised by Sport England could be 
negotiated. 
 
EXTERNAL 
 
Dringhouses and Woodthorpe Planning Panel 
3.30 The Planning Panel object to the development and have summarised 
comments from residents who attended a drop-in session. These comments relate 
to the site not being included with the Local Plan; the site is Green Belt; impact on 
the SSSI; impact on local watercourses; pressure on local roads which are already 
congested; local infrastructure is already under pressure; question mark over who 
will maintain the sports' facilities; sewer upgrade will be required; recreation and 
domestic animal impacts on SSSI; and large local opposition to scheme. 
 
North Yorkshire Police Designing Out Crime 
3.31 Comments provided to help guide any future detailed application on the site. 
 
Environment Agency 
3.32 No objection, subject to condition. The flood map shows the site within flood 
zone 1, 2 and 3. A flood risk assessment has been provided and it is recommended 
that the mitigation measures within this are secured by condition. 
 
Network Rail 
3.33 No objection in principle to the development but some requirements identified 
in relation to development in proximity to an electrified railway. 
 
Ainsty Internal Drainage Board 
3.34 The Board has concerns about the impact of the development on the SSSI 
which it would like to see sustained and improved. It is understood that water 
management and drainage are significant to the SSSI status. The Board does not 
have the technical expertise to comment on this and ask that the LLFA consider the 
matter further. Peak flow rates should not be increased in this area because some of 
it drains to Moor Lane pumping station which is known in times of high flow to be 
close to capacity. There is no capacity to increase the size of the existing pumping 
station structure. Conditions recommended. 
 
Planning Casework Unit 
3.35 No comments on the environmental statement. 
 
Sport England 
3.36 The proposal includes 2 football pitches, tennis courts, a sports pavilion and 
multi-use games area. England considers that any sporting provision should meet 
an identified demand and as such consulted with a number of National Governing 
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Bodies for Sport. Detailed comments were received from the ECB, RFU, FA and 
LTA. Using Sport England's Sports Facilties Calculator (and based on an assumed 
population of 1218) a demand for a total of £475,307 towards sports facilities would 
be required from the development. Sport England notes that the Planning Statement 
(paragraph 4.23) states the exact sports and recreational facilities can be confirmed 
at the detailed design stage following further discussions with CYC, Sport England 
and local sporting communities. 
 
3.37 Sport England considers that the sporting provision should be secured at 
outline stage in order to ensure the right facilities are being provided to meet a need. 
York is also producing a Playing Pitch Strategy and this will, when complete, identify 
any shortfall in sporting provision. 
 
3.38 Sport England therefore object to the proposals until the sporting needs arising 
from the development can be addressed, either through on site provision, and/or off 
site contributions.  
 
Yorkshire Water 
3.39 Conditions recommended. 
 
Historic England 
3.40 The historic City of York is unique and particularly sensitive to inappropriate 
and harmful change within its setting. The proposal site is an important part of the 
landscape setting of the historic City of York that plays a role in allowing its special 
character to be appreciated. The proposed development would cause harm to the 
historic City of York in two fundamental ways. Firstly, it would harm the relationship 
of the main built-up area with one of its surrounding villages. As such, development 
of this site would undermine the primary purpose of the York Green Belt. Secondly, 
it would fail to preserve the special character and setting of the historic City of York. 
These are both Character Elements of the special character and setting of the 
historic City identified in the City of York Council's 2013 'Heritage Topic Paper'. 
Given the harm the proposals will cause we do not consider that it constitutes 
sustainable development as defined in the National Planning Policy Framework 
(July 2018) paragraph 8c). Historic England therefore objects to the application on 
heritage grounds. 
 
Natural England 
3.41 Objections raised to the proposal as it will damage or destroy the interest 
features for which Askham Bog SSSI has been notified. 
 
3.42 Natural England has raised serious concerns about housing development in 
this location since it was first proposed during the Local Plan process. They have 
also engaged with the applicant through their Discretionary Advice Service and have 
welcomed the early engagement and progress made on areas of concern. Issues 
remain however in relation to recreational disturbance on the SSSI, impact on the 
hydrology of the SSSI and loss of quality agricultural land. 
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Yorkshire Wildlife Trust 
3.43 Objections are raised to the proposed development. The four main areas of 
concern are the impact on hydrology, isolation of the reserve from the surrounding 
countryside, damage and disturbance due to the proximity of housing and impact 
due to changes in air quality. It is considered that the Ecological Protection and 
Enhancement Zone (EPEZ) raises issues as shallow attenuation ponds are used to 
provide a barrier to stop human and domestic animal trespass on to the SSSI 
however it cannot be guaranteed that these will remain wet. It will also be possible 
to circumnavigate the proposed wet barrier and bund as well as crossing via the 
access points provided for the IDB. Retention of fences and other barriers in 
perpetuity is unlike to be possible. The bund is likely to erode and pollute the 
attenuation ponds. Finally the EPEZ will further isolate the reserve from the 
surrounding countryside and the fencing will negatively impact on perception of the 
landscape. 
 
3.44 A report was also commissioned by the YWT from JBA Consulting which gave 
further technical supporting information on the hydrological and hydrogeological 
processes that are supporting the Bog. 
 
Treemendous York 
3.45 Objections are raised to the proposal which is not allocated in the draft Local 
Plan. The site has been well-considered during the Local Plan process. The 
proposal will lead to increased highway congestion and impacts on air quality. 
Significant evidence has been provided as to the detrimental impact on the SSSI. It 
is suggested that the land is turned over to forestry. 
 
Botanical Society of Britain and Ireland 
3.46 The Society objects to the proposal as it will result in significant adverse effects 
on a nationally important botanical habitat. The SSSI is one of the best documented 
natural sites in the UK and has been a focus for a significant body of research. This 
makes it an unusually valuable laboratory for the study of environmental change. 
 
3.47 The flora of the site is very rich and while some species were lost in the early 
20th century, recent careful management by the YWT has resulted in some 
recolonisation. The flora is also highly distinctive and less common in this part of the 
country. 
 
3.48 The diversion of water away from the Bog in the summer and regulation of 
winter flooding will be severely detrimental to the SSSI. Wetlands are among the 
most threatened habitats in the UK and depend on proper management of the site 
itself and the catchment. Building houses on the catchment will inevitably damage 
the SSSI. 
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Julian Sturdy MP 
3.49 Mr Sturdy raises objections to the proposal which is rightly not included in the 
draft Local Plan. Woodthorpe should be protected from urban sprawl and the SSSI 
protected. The development could disturb the local water table which the wildlife of 
the site relies on and could result in the loss of one of York's most treasured nature 
reserves. In addition, local infrastructure and amenity cannot cope with the 
additional pressures. 
 
York Environment Trust 
3.50 The Trust object to the proposals. The site of Askham Bog is nationally 
precious and any chance of damaging it must not be permitted. Whilst the 
developers may think that they can mitigate against damage to the site the actual 
ecological structure is far too sensitive for any attempt at nearby large scale building 
development to be permitted. 
 
York Ornithological Club 
3.51 Askham Bog is a unique habitat in the North of England and should be 
safeguarded for its long term future. There is rich variety of plants, insects, reptiles, 
mammals and birds there some of which are found nowhere else in the region. 
 
3.52 The mitigation measures are considered insufficient to safeguard the Bog. 
Closing off the northern boundary will impact on the accessibility to wildlife and 
groundwater flows will compromised. Rainwater run off from the new development 
will be contaminated and not suitable for flowing into the Bog. Diverting water flows 
from the Bog will increase the risk of it drying out. 
 
3.53 Askham Bog is used extensively by the local community and is a highly valued 
local and national amenity. It is considered that the measures proposed will not stop 
unauthorised entry in to the Bog with a consequent detrimental impact.  
 
York Environment Forum 
3.54 The importance of Askham Bog SSSI has been recognised with the proposed 
development site at Moor Lane not being allocated in the Local Plan. Changes in the 
hydrology of the area are likely to have impacts on the Bog. The 125m buffer may 
be inadequate to protect the Bog from human activity and to allow continued 
functioning of the Bog where this relies upon surrounding land for processes which 
support the ecosystem within the Bog. Unless it has been evidence elsewhere that 
this distance is sufficient then it appears to have been chosen simply because it is 
the available distance between the Bog and new development. 
 
3.55 Concern is raised about the purpose of the buffer and if it will have public 
access.  
 
3.56 York Environment Forum does not oppose development in principle and 
appreciate that York needs more affordable housing but there appears to be 
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substantial risk to environmental resource of great value and in the absence of 
complete certainty that no harm would be cause, the proposal cannot be supported. 
 
York Green Party 
3.57 The site is clearly shown as Green Belt in the Local Plan and would have a 
significant impact on the Green Belt by pushing the built envelope further South. The 
area was taken out of earlier versions of the Local Plan after strong local 
campaigning to protect Askham Bog and it is therefore inappropriate that it should 
be developed while the Local Plan is being considered. The population projections 
for York have fallen so there is no need for development not designated in the Local 
Plan. 
 
3.58 The development is very close to Askham Bog SSSI. While some mitigation is 
proposed this will not be sufficient to prevent significant damage to a precious and 
much loved area. The proposal will alter watercourses and it cannot be known what 
impact this will have on the Bog. The proposal will enclose the Bog with 
development and the bund will alter the way water moves through the Bog. 
 
3.59 The masterplan shows each property has a garage. This is not sustainable at a 
time when we need to move away from reliance on cars because of the impact on 
climate change. A sustainable development close to the city centre should not rely 
so heavily on car usage. 
 
Yorkshire Philosophical Society 
3.60 The YPS is a charity whose remit is to promote the public understanding of 
science which it does through its annual lecture series. The special features of 
Askham Bog have been explained in lectures at the Society since 1886. 
 
3.61 The wildlife on the Bog is very sensitive to changes and is entirely dependent 
on the water table. The Society is concerned that the development will harm the 
hydrology of the site, lead to predation of wildlife by pets and vandalism. It is known 
that the wildlife in the Bog uses the development site. Askham Bog is one of York's 
cultural jewels and we have a responsibility to protect for future generations both as 
a important scientific site and as part of a sustainable future environment for the city. 
 
Campaign to Protect Rural England (CPRE) North Yorkshire 
3.62 Objection is raised to the proposals as the development will impact negatively 
on the Askham Bog SSSI; are inappropriate in the Green Belt; and will impact on the 
landscape in this rural location. The proposals are therefore contrary to national 
planning policy and the emerging Local Plan.  
 
3.63 The proposal also results in the loss of 40Ha of agricultural land, 23Ha of which 
is categorised as the 'Best and most versatile' in line with the NPPF which states 
that development should avoid this category of land where possible. Development of 
the site would result in an irreplaceable loss to the setting of the historic city. 
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3.64 Approval of this application would be premature until the Local Plan has been 
discussed at Examination. 
 
Councillor David Carr (Copmanthorpe) 
3.65 Objects to the scheme as it will have an impact on the SSSI Askham Bog as a 
result of the increased noise, light, impact on the water table and general 
disturbance associated with 500+ homes. The site is not allocated in the emerging 
Local Plan and is in the Green Belt. The impact of increased congestion and air 
pollution from the development. These are already significant issues on Tadcaster 
Rd near Tescos and the Park & Ride. 
 
Councillors Reid, Fenton and Mason (Ward councillors prior to May 2019 election) 
3.66 The site is within the Green Belt. The development proposed is inappropriate 
and the very special circumstances outlined by the applicant are not sufficient or 
unique to this site. The site also contributes to the purposes of including land within 
the Green Belt - checking unrestricted sprawl - and is not very limited in its Green 
Belt purpose as claimed by the applicant. The claim by the applicant in their very 
special circumstances that there is no coherent strategy for addressing the acute 
housing need is disputed. The engineering works required to create the EPEZ 
represent engineering works in the Green Belt and will impact on openness. 
 
3.67 The site is not allocated in the draft Local Plan which has identified enough 
housing land for future needs. This site is surplus to requirements and the 
application is premature. The applicant argues that as the site was identified in a 
previous draft Local Plan and was deleted as CYC decided not to identify any 
safeguarded land then it is suitable for development. Safeguarded land was 
removed from the plan to give residents and developers certainty as to which sites 
would be developed in the plan period. This site was removed as it is not needed for 
housing. 
 
3.68 The concerns of the Yorkshire Wildlife Trust regarding the SSSI are supported. 
If the proposed mitigation does not work then there will be a devastating and 
irreversible impact on the Bog. Further harm to Bog will be caused by the proximity 
of a large population of residents and the Bog will become isolated. 
 
3.69 The proposal will lead to traffic congestion. There are few local employment 
opportunities so most people will commute. The provision of community facilities in 
the application seems to be proposed to appease residents and are not facilities 
which residents feel are needed. 
 
Councillor Waller (Westfield) 
3.70 Objections are raised as the proposal leads to a loss of open space which is at 
a premium in this part of the city and an increase in urban sprawl. The proposal is 
contrary to the draft Local Plan and the application, if approved, would jeopardise 
aspects of the plan.  
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3.71 The impact on the SSSI is also raised and attention is drawn to the Yorkshire 
Integrated Catchment Solutions Programme which encourages the retention of 
peatlands to alleviate flooding, as well the importance of peat in sequestrating 
carbon to tackle climate change. 
 
3.72 The development would have the potential to suffer from surface water 
problems and may also threaten existing communities with new problems. The 
impacts of the increased traffic would be felt in neighbouring Westfield ward and this 
has not been adequately considered. 
 
Neighbour notification and publicity 
3.73 401 letters of objection have been sent directly to the Local Planning Authority. 
A petition set up on the Yorkshire Wildlife Trust website sent 7210 emails from 
members of the public objecting to the planning application to the Local Planning 
Authority. Of these representations, 6649 were in the form of a standard letter, this 
raised comments related to: 
 

 The exceptional quality of the site in terms of wildlife 

 The role the Bog plays in the cultural heritage of York 

 Its dependence on the local water table and sensitivity to disturbance 

 Isolation of the SSSI from the wider countryside 

 Increased pet predation and damage from unauthorised access 
 
3.74 The remaining 561 emails were deemed to have been substantially altered 
from the standard letter. These comments have been included with the issues raised 
by correspondents who contacted the Local Planning Authority directly and are 
summarised below: 
 
3.75 Impact on Askham Bog SSSI and ecology concerns 

 Impact on wildlife 

 The site is a wildlife corridor 

 Detrimental impact on Askham Bog SSSI 

 No benefit for Askham Bog from development 

 Development will harm fragile ecosystem at Askham Bog 

 Askham Bog will become a target for anti-social behaviour as a result of such 
a large number of houses in close proximity to it 

 Impact on the water table on which the Bog is dependent 

 Askham Bog is valued by the community and is part of York's cultural heritage 

 Domestic animals from the development will impact on wildlife  

 Existing groundwater flooding risks in the area and the development will 
exacerbate these. 

 Askham Bog has high biodiversity value and is one of the last remaining 
fragments of lowland fens which covered much of the Vale of York 
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 Askham Bog provides an important research site for the university; research 
projects would be at risk as a result of changes caused by the proposed 
development 

 The development site is the last link between Askham Bog and the wider 
landscape 

 Fens are very sensitive to changes in water supply and nutrient loadings. The 
development will disrupt this hydrology 

 Askham Bog has already been extensively damaged by atmospheric pollution 
from the A64; by bringing traffic into closer proximity to the Bog this will only 
increase 

 The proposed mitigation is not likely to be effective 

 Chemicals from gardens would run in to Bog 

 The Bog is thousands of years old and is irreplaceable  

 The application makes no provision for protection of Askham Bog 

 Loss of habitat 

 Askham Bog is already surrounded by development 

 The site should be kept safe for future generations 

 The development will increase the isolation of the Bog by cutting it off from the 
only remaining semi-natural green space on its North side. Increased isolation 
of nature reserves leads to a loss of species. The NPPF seeks to secure net 
gains for biodiversity and this scheme clearly runs in the face of that. 

 Askham Bog is a peaceful place to walk and experience nature within the city 

 Askham Bog is too small to cope with unrestricted recreational access 

 Proposal is contrary to Council's policy on biodiversity and SSSI 

 The Bog is used by local groups for educational purposes 

 The Bog is home to rare plants and insects 

 Askham Bog is important as it was the first nature reserve for the YWT 

 Importance of Askham Bog recognised in its SSSI status 

 The area is a large and well used green space 

 Impact of domestic animals on wildlife in the Bog 

 The proposal to address groundwater issues appear to involve short term 
storage and removal which would change the hydrology of the area 

 The proposal will alter watercourses in the area and we do not know what 
impact this will have on the Bog 

 Proposal will not enhance or improve the SSSI as claimed by the developer 

 The land could be developed for projects more in keeping with ecological 
concerns and to enhance the future of the Bog and contribute to quality of life 
by providing green space 

 Light and noise pollution would impact on wildlife 

 The development fails to protect biodiversity as required by S40 of the NERC 
Act 2006 

 The environment should take precedence over development in green areas 

 The proposal will deprive future generations of a precious resource left in trust 
to the City 
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 The efforts of the Yorkshire Wildlife Trust and volunteers should be recognised 
and defended against development plans which threaten to undo them 

 Important for people to have the opportunity to connect with nature for our 
wellbeing 

 Accessibility to Askham Bog is good for disabled 

 If the development goes ahead it will become a precedent for environmental 
vandalism anywhere 

 The reserve helps to improve water quality, retain water to avoid flooding, 
clean air by absorbing pollutants and provide wellbeing benefits to people 
which help alleviate pressure on public health services. Damaging this fragile 
area will be damaging and having negative consequences on local economies, 
public health, society and the environment 

 The government's 25 year Environment Plan makes it clear that we need to 
protect and enhancing existing natural environments; this proposal clearly 
goes against this 

 This is the Year of Green Action - the Council should be taking the lead on this 

 The Government's Biodiversity Net Gain approach is about ensuring 
development result in positive net gain for the environment. This development 
goes completely against this approach 

 Wetlands are hugely important for reducing flooding, clean water provision, 
carbon sequestration and climate change resilience - as a country we are 
spending money on creating wetlands but we should be protecting existing 

 Askham Bog is nationally significant 

 The developer's proposed surface water drainage measures have not been 
adequately demonstrated to mitigate (1) the reduction in groundwater 
replenishment by infiltration, and (2) the possible pollutant effects compared to 
direct precipitation. Both of these factors could have devastating long-term 
consequences for the nearby Bog and need to be reconsidered in light of the 
extremes of weather that are increasingly experienced. 

 The effectiveness of the suggested buffer zone has also been questioned, 
which in any case would be self defeating if it were to provide the required 
access for grazing the SSSI. 

 The Wildlife Trust is already having to divert vital resources to combat illicit 
camping and vandalism at the reserve and at this time there is no nearby 
housing present. 

 The area has been in use since roman times for the collection of peat and 
other uses hence the unique area has been created to lose it would be a 
tragedy. The Bog was purchased by Francis and Arnold Rowntree in 1946 and 
was given as a gift to The Yorkshire Naturalists now Yorkshire Wildlife Trust. 
They recognised the uniqueness of the site. 

 The proposed security fencing will not only stop intruders but will also stop 
wildlife from the SSSI moving freely as it needs to do 

 The benefits of the SSSI would be greatly limited if it were necessary to restrict 
access in the future 
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 A bond should be required from the developers for the future upkeep of the 
SSSI 

 The site is too big and therefore too near to Askham Bog 

 The construction of the bund itself will be harmful to the habitat around 

 The developer's plan requires the lowering of water levels and altering of 
watercourses which would have a damaging and unpredictable impact on the 
SSSI 

 Impact on wildlife when taken with approved scheme for playing pitches at 
York College 

 The ecological buffer will not be impenetrable 

 A condition should be included to ensure that the ecological buffer is 
completed before any other works 

 The Council should not just consider the financial benefits of the scheme but 
also the benefit of wildlife and future generations 

 The claim of a positive impact on ecological fragmentation and isolation of the 
SSSI is not evidenced 

 No evidence to back up claim that the new habitats in the EPEZ and POS will 
deliver substantial gain in habitats of ecological value 

 The developers are not local and can therefore not care about the SSSI 

 The risks to the SSSI are greatly understated by the developer 

 Askham Bog exists because of the glacial moraine along which the A64 runs. 
York exists for the same reason - it is sited where the Ouse cuts through the 
moraine. There is a long history of human intervention on the Bog - it is 
intimately connected with the cultural history of the city 

 The raw data of the applicant's environmental survey and hydrological 
modelling has not been submitted to allow it to be independently reviews 

 Askham Bog should be given the same level of protection as York Minster 

 The developer's claim that the EPEZ will limit access to the site by domestic 
animals while allowing free movement of wildlife is contradictory 

 Previous development near Acomb Wood evidences the impact of 
development on natural habitats 

 Visual impact of the EPEZ on the was the reserve is perceived - the sense that 
the SSSI is separate to existing development will be reduced 

 No assessment made in submission of impact on Hob Moor LNR through 
which Holgate Beck drains nor on Caroline Close flood basin which acts as an 
important wildlife corridor between Hob Moor and unculverted section of 
Holgate Beck 

 The development will restrict the opportunity to expand the reserve in the 
future to provide buffer zones 

 Askham Bog is mentioned several times in the CYC Biodiversity Action Plan 
(BAP) as one of the most important natural assets of the city and the fen 
habitat is a BAP priority habitat 

 The SSSI is very accessible as it is on a cycle path 

 Already significant threats to SSSI from A64  
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 York does not have enough green space 

 Impact on YWT from loss of Askham Bog 

 Wetlands are one of the fastest disappearing land uses 

 Askham Bog and Hob Moor Nature Reserve share a groundwater linkage 
whereby the Bog drains to Hob Moor 

 Increased rubbish at the SSSI 

 One of the only nature reserves in walking distance of city centre 

 Impact on insects and pollinators from loss of SSSI 

 Scientific experts have identified that development will harm the Bog 

 Concern about mistakes in the Environmental Assessment and its 
independence 

 Pollution from building works would harm wildlife 

 The SSSI is particularly small and fragile 

 Noise and disruption from building and increased population, traffic volume 
and destruction of habitat would drive away the wildlife 

 
3.76 Infrastructure / highways issues 

 There are insufficient jobs in York for all the new residents which will lead to 
more commuting and traffic 

 Traffic problems in locality are already bad 

 Impact on traffic flows around Askham Bar 

 Moor Lane is the only access and cannot deal with the traffic levels 

 Alness Drive is already used as a rat run to Acomb 

 The new access points will have a detrimental impact on safety at existing 
access points 

 Additional noise and vibration from traffic to the industrial estate 

 Traffic is already a nightmare due to traffic from York College during the week 

 Coaches and buses use Moor Lane as a short cut 

 Impact of additional traffic on school on St Helens Road 

 Tax payers will have to cover the cost of the road upgrades which will be 
required as a result of the development 

 Increase in road accidents 

 Impact on wider highway network 

 No proposals to improve Moor Lane 

 Local schools unlikely to be able to accommodate large influx of pupils 

 No proposals to improve local amenities which will not be able to cope with 
additional use 

 There is a need for additional sports centre facilities 

 A new access should be provided from the Park and Ride site to prevent 
congestion. It should be paid for by the developers 

 There are already parking issues around Woodthorpe School. The proposal 
would exacerbate these 

 No community facilities proposed, particularly for older people 

 Woodthorpe doesn't need another school or more playing fields 
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 Cumulative highway impact with new development on old park and ride site 

 Insufficient parking provision will lead to parking along Bog Lane and Moor 
Lane which already has restricted traffic movement 

 Impact on access to the racecourse as an important revenue for the city would 
be impacted by increased traffic from the site 

 Increased power outages as a result of increased demand 

 Increased traffic in Askham Bryan as a result of residents cutting through to 
the A64 

 New access points proposed will impact on access to Eastfield Farm 

 Impact of additional traffic on Askham Richard and Askham Bryan 

 Cumulative impact pressures on infrastructure in combination with Germany 
Beck and Imphal Barracks 

 Concern that deer will be forced off the site and will cause more accidents on 
the roads 

 
3.77 Drainage 

 The site will flood - any attempt to address this will impact on Askham Bog 

 Impact on drainage for existing homes 

 Impact of runoff on existing ponds 

 Proposals for water use and conservation only meet minimum requirements 
for new properties 

 Existing problems with water pressure locally 

 The water table is high locally and the site regularly floods 

 The foul sewers are already incapable of taking the existing flows 

 The land provides flood protection for Woodthorpe which would need to be 
mitigated 

 As the land floods, the foundations of houses would not be sound 

 Impact on existing drains from Eastfield Farm 

 Wide-ranging detailed concerns about the surface water drainage scheme 

 The proposed drainage system will greatly alter the ecology of the site 

 Usability of playing fields in winter as a result of standing water 
 
3.78 Sustainability 

 Development should be on brownfield sites 

 Reduction in natural spaces in York 

 Land should be protected for future generations 

 Negative impact on local communities 

 Developers have not engaged effectively with local community 

 Application was submitted over Christmas at a time when residents are 
already busy 

 Bus services are not 'very good' as stated in the submission 

 Other Barwood developments do not have more than the minimum 
sustainability features required by Building Regulations 
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 A long term and sustainable view of development is required rather than a 
short term commercial one 

 Agricultural land will be required post-Brexit to provide food 

 The loss of agricultural land will impact on farmers' livelihoods 

 The proposals do not represent sustainable development 

 The submission states that cycling, walking and public transport will be 
attractive options but they do nothing to positively discourage car ownership, 
eg limiting car spaces and garages 

 The proposal is at odds with the Council's One Planet Living approach to 
sustainability 

 It is not essential to have development of this site 

 Edge of town development will encourage car use and commuting to other 
centres having an impact on health through inactive travel 

 Proposal is promoted as high-quality sustainable development but its 
sustainability credentials are based on potential options that are not 
guaranteed and limited in scope 

 
3.79 Amenity 

 Impact of the intensive development on existing properties 

 Residents of Moor Lane enjoy the peace and wildlife in their environment 

 Construction traffic will have impacts over a long period of time 

 Development will lead to rise in crime 

 Length of construction and consequent impact on existing residents' amenity 

 Woodthorpe is currently a nice quiet area; the new development will spoil this 

 The open aspect of Moor Lane is valued by residents 

 Increased problem with littering as a result of increased population 

 Increased anti-social behaviour from new residents  

 The proposed housing on the Moor Lane frontage is bigger than the existing 
and will overlook them 

 Impact of traffic on quality of life of existing residents of Moor Lane 
 
3.80 Green Belt/ Local Plan/ Housing need 

 Green Belt must be protected 

 The site is Green Belt in the Local Plan  

 The site is identified in the Local Plan as a buffer between the city and 
surrounding countryside 

 It is premature to bring the site forward until the Local Plan has been adopted 

 The old P&R should be redeveloped before this site 

 The site provides a break between the city and bypass 

 York will become part of the urban sprawl towards Leeds 

 Proposal is contrary to Council policy to protect the Green Belt and build on 
brownfield sites 
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 The site was rightly omitted from the Preferred Sites consultation of the Local 
Plan and to back track on this would cause huge ecological and social 
damage 

 Population projections have fallen since the Local Plan was submitted and 
there is clearly no need for development not designated in the York Plan 

 The site is in a location to appeal to people working in Leeds and will not help 
with York's housing problems 

 There are some houses locally which haven't sold; do we need more housing? 

 Need for housing in York does not outweigh objections to this site 

 Concern raised about proposed housing figures for city and need for new 
homes without provision of new infrastructure and jobs. 

 The Council should concentrate on building affordable housing for local people 
who need it 

 Concern that development of the site will lead to further Green Belt 
development around Woodthorpe 

 Moor Lane provides a clear boundary to the city so the proposal would extend 
the urban area 

 The proposal would not provide the type of homes required in the city at the 
prices required 

 The Germany Beck development is not comparable, contrary to the 
developer's suggestion 

 The provision of new housing should be pursued through smaller 
developments, conversions, an empty homes programme and specialist 
provision 

 Developers should be given financial incentive to develop brownfield sites 

 The proposal is trying to circumvent the Local Plan process by applying for 
development on a site which is not in the Plan - the Plan has been widely 
consulted on and evolved in response to the comments received 

 Should be improving existing housing stock rather than building new homes 

 Amount of affordable housing is too low for the level of environmental damage 
that it will result in 

 The proposal site fails harms the relationship of the main built-up area with 
one of its surrounding villages (Copmanthorpe) and also fails to preserve the 
special character and setting of the historic city 

 The very special circumstances put forward by the developer are not 
supported 

 Proposed 35% affordable housing will not be achieved in reality 
 
3.81 Other issues 

 Many of the new houses are over 2 storeys in height and this is not in keeping 
with neighbouring existing properties 

 Harm to existing residents and wildlife from increases in CO2 
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3.82 Also received were 2 letters of support and one making general comments. 
These note the need for new development, particularly housing, in York; the good 
location of the site close to the ring road and park and ride and the wider community 
benefits of the proposals. It is also noted that a smaller area of the site could be 
developed to restrict the impact on Askham Bog as there is an urgent need for 
housing. 
 
4.0  APPRAISAL 
 
4.1 KEY ISSUES 
Principle of the development - Assessment of harm to Green Belt 
Landscape and visual assessment 
Ecology 
Local centre 
Highways issues 
Layout  
Design 
Amenity 
Education 
Open space, sports and leisure 
Archaeology 
Sustainability 
Flood risk and drainage 
Housing density and mix 
Very special circumstances 
 
PRINCIPLE OF THE DEVELOPMENT 
 
GREEN BELT 
 
4.2 For the purposes of s.38(6) Planning and Compulsory Purchase Act, the 
proposal should be assessed against the saved RSS Green Belt policies. The 
policies in the NPPF are also material considerations. 
 
4.3 As noted above, saved Policies YH9C and Y1C of the Yorkshire and 
Humberside Regional Strategy define the general extent of the York Green Belt and 
as such Government Planning Polices in respect of the Green Belt apply. Central 
Government Planning Policy as outlined in paragraphs 133 to 141 of the National 
Planning Policy Framework identifies Green Belts as being characterised by their 
openness and permanence. Substantial weight should be given to any harm to the 
Green Belt. 
 
4.4 The NPPF states that the fundamental aim of the Green Belt policy is to prevent 
urban sprawl by keeping land permanently open and that the essential 
characteristics of the Green Belt are its openness and permanence. 
The Green Belt serves 5 purposes: 
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 to check the unrestricted sprawl of large built-up areas 

 to prevent neighbouring towns merging into one another 

 to assist in safeguarding the countryside from encroachment 

 to preserve the setting and special character of historic towns 

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

 
4.5 The NPPF (paragraph 143) states that inappropriate development is, by 
definition, harmful to the Green Belt and should not be approved except in very 
special circumstances.  
 
4.6 There are a number of different elements to the proposed scheme and these 
need to be assessed individually against Green Belt policy. 
 
4.7 Para.145 of the NPPF states that the construction of new buildings is 
inappropriate except in certain specified exceptions. One of these exceptions 
(para.145b) is the provision of appropriate facilities for outdoor sport so long as the 
facilities preserve the openness of the Green Belt and do not conflict with the 
purposes of including land within it. The outline element of the proposal includes 
provision of a sports pavilion which would fall within para.145b provided that it 
preserves openness and does not conflict with Green Belt purposes. The addition of 
a sports pavilion will adversely impact on openness by introducing a built form on to 
land which is currently undeveloped countryside. Furthermore the proposed pavilion 
will conflict with the purposes of including land within the Green Belt by failing to 
safeguard the countryside from encroachment. It is therefore considered that the 
sports pavilion fails to meet para.145b of the NPPF and represents inappropriate 
development by definition. 
 
4.8 All other buildings proposed within the site do not fall within any of the 
exceptions listed in para.145 of the NPPF and therefore represent inappropriate 
development. This includes the residential development of 516 dwellings and the 
local centre.   
 
4.9 Para.146 of the NPPF details certain other forms of development which are not 
inappropriate in the Green Belt providing they preserve its openness and do not 
conflict with the purposes of including land within it. These include engineering 
operations (para.146b) and material changes of use in the land (para.146e). The 
construction of the attenuation ponds, play areas, access points, fencing and bund 
are all engineering operations within para.146b. However, it is considered that all of 
these elements adversely impact on openness as a result of the introduction of alien 
elements into an undeveloped landscape. These elements of the scheme are also 
considered not to preserve the setting and special character of the historic town of 
York; nor to prevent neighbouring towns merging into one another; nor to safeguard 
the countryside from encroachment. The addition of these alien elements reduces 
the rural landscape which has been identified as important to the historic setting of 
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the city as well as eroding the space between the urban area and Copmanthorpe. 
The introduction of features, particularly the bund, fencing and play areas, which 
would not normally be seen in the countryside lead to encroachment into that 
countryside. 
 
4.10 The proposed playing fields, allotments and public open space adjacent to the 
railway line and in the North East corner of the site fall within para.146e and are 
considered not to harm openness nor to conflict with the purposes of including land 
within the Green Belt. While it is recognised that some elements associated with 
these forms of development may cause harm to openness and Green Belt 
purposes, the proposed change of use of the land is, in accordance with para.146e, 
not inappropriate in the Green Belt. 
 
LANDSCAPE AND VISUAL IMPACT 
 
4.11 The proposal includes large areas of public open space to the East in response 
to the green infrastructure corridor identified in the CYC Green Corridors Technical 
paper (January 2011). Incorporating public open space within the Green 
Infrastructure corridor increases its public accessibility and recreational function and 
hence, potentially, its overall value, notwithstanding specific sports requirements 
and bio-diversity effects. Tree buffers of 20m and 10m in depth are proposed along 
the western and southern edges of the proposed urban extension. Both abut the 
remaining open fields and would help the development to sit in its landscape context 
and contribute to the screening of the site from longer distance views. A further tree 
buffer would be planted along the boundary with the East Coast mainline. 
 
4.12 However the existing site is predominantly agricultural and open in character. 
Moor Lane provides a strong edge to the urban form and there is little urban 
incursion into the agricultural land to the South. There are three clearly defined 
landscape types adjacent to and within the site - built residential form, agricultural 
fields and Askham Bog. These would become less clearly defined entities as the 
separating effect of the open fields between Moor Lane and Askham Bog would be 
substantially reduced. The new wetlands and woodland of the EPEZ neither 
replicate the landscape of Askham Bog nor are in keeping with the local landscape 
character of arable fields. The proposal will introduce, alongside the residential 
development, two new landscape types - formal recreational space which is broadly 
open in character, and the EPEZ.  
 
4.13 The EPEZ is formed from the attenuation ponds for the drainage strategy for 
the site, an earthwork bund to the South of the ponds with thorny hedging on top 
and 3m high security fencing beyond this with deer fencing separating the EPEZ 
from the agricultural land and development site to the North. This is an area of the 
site which has been designed specifically to exclude people and animals (domestic 
pets) and is a significant and unnatural intervention in the landscape. Much of the 
Bog is currently openly accessible with little substantial restriction between 
movement in and out of the SSSI and the fields to the North of it. The EPEZ will 
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significantly impact on this open access by creating a barrier with fencing and a 
bund which will be different in character by reason of its form, vegetation and 
topography to the existing landscape.  
 
4.14 There would also be an increase in tree cover and a greater variety in the 
landscape features than are currently visible on the site. The increased tree cover, 
earthworks, fencing and other features associated with the EPEZ will reduce the 
openness that is a feature of the existing agricultural landscape which is typical of 
the setting of York. The new wetland feature created by the attenuation ponds in the 
EPEZ is intended to be seen as an extension to the landscape of Askham Bog 
however the large earthworks and artificial water bodies are not considered in 
keeping with the already identified landscape character of the site.  
 
4.15 The receptor at Askham Bog is highly sensitive because the user is largely 
there for the purposes of enjoying the outdoors, the natural landscape and for 
contact with nature. Currently views are available out from Askham Bog towards the 
development site. Controlled movement around the SSSI is encouraged by the use 
of a boardwalk but access to other areas of the Bog is not prevented and it is 
possible to use paths to walk to the northern boundary of the Bog and look out 
across fields to the urban area. These views across open fields place Askham Bog 
in its rural context on the periphery of the city as a remnant of a former landscape 
from which the surrounding fields have evolved.  
 
4.16 The proposed tree-topped bund would effectively curtail all views out of or in to 
Askham Bog along the northern boundary. From the northern boundary of the Bog 
the view would be a 3m security fence with a tree topped bund beyond. Any context 
of the Bog sitting within a rural landscape is lost and the only view will be of the man 
made features of the EPEZ. The stopping off of views from the SSSI towards the 
urban edge will result in visitors no longer being able to read the Bog in its rural 
context, separate from the growth of the city. The enclosure of the SSSI both 
visually, by the bund, and physically, by the security fencing, is considered to 
significantly harm the landscape setting of the Bog by further isolating it from its 
wider setting which provides its context. 
 
4.17 The future landscape impact of the proposal would result in an increase in 
variety and landscape detail across the site and would cause a significant physical 
change to the landscape character within the application site itself. The scale of 
permanent and irreversible change to the landscape receptor by way of the 
proposed housing is very high. The perception of change would be most 
pronounced from Moor Lane, where built development would replace open, arable 
farmland. Views from Moor Lane would be significantly curtailed and enclosed by 
the new housing and the impression of Moor Lane forming the boundary between 
the urban centre and countryside would be lost. The scale of change to the 
remaining landscape of the application would be high, since there would be 
complete loss of the typical arable landscape and an introduction of earthworks and 
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boundary treatments that conflict with the characteristics of the existing landscape 
and landscape context.  
 
ECOLOGY - ASKHAM BOG SITE OF SPECIAL SCIENTIFIC INTEREST (SSSI) 
 
4.18 Askham Bog SSSI lies directly to the South of the proposed EPEZ. The Bog 
was formed as the glaciers retreated leaving a lake which then became silted up. 
The Bog sits on top of a series of clays, mud and peat with the remains of the glacial 
moraine being visible as the ridge which the A64 now follows. It has been used 
since the Romans lived in York as a source of peat for fuel and this has resulted in a 
variety of habitats. The centre of the Bog is rainwater fed resulting in different 
habitats to the edges of the site which are fed by groundwater. As a result the site 
contains a very wide range of plant species and animals within a wetland habitat 
which is scarce both regionally and nationally. The variety and scarcity of the 
species on the site has resulted in it being an important resource for scientific 
research for over 200 years.  
 
4.19 Historically, Askham Bog has an important cultural significance for the city. It 
was gifted in 1946 by Arnold Rowntree and Francis Terry to the Yorkshire 
Naturalists Trust. The Trust was formed to preserve Askham Bog and is now known 
as the Yorkshire Wildlife Trust.  
 
4.20 Para.175b of the NPPF states that: 
 
'Development on land within or outside a Site of Special Scientific Interest, and 
which is likely to have an adverse impact on it (either individually or in combination 
with other developments), should not normally be permitted. The only exception is 
where the benefits of the development in the location proposed clearly outweigh 
both its likely impact on the features of the site that make it of special scientific 
interest, and any broader impacts on the national network of Sites of Special 
Scientific Interest'. 
 
4.21 During the Local Plan process significant work was done to assess the possible 
impacts of development on the site adjacent to Moor Lane on the SSSI. These 
impacts can be broken down in to two broad categories - hydrological impacts and 
urban edge impacts. 
 
Hydrological impacts 
 
4.22 Mott McDonald were commissioned by the Council to carry out a review of all 
the hydrology information submitted by the applicant and also that of the YWT and 
Natural England. The review raised significant questions over the data and 
methodologies used by the applicant in determining the extent of interactions 
between the development site and the SSSI. 
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4.23 The Mott McDonald reports concluded that basic hydrogeological analyses that 
would aid understanding of the groundwater flow on site are missing from the 
applicant's submission. The simplest hydrogeological model of a continuous 
groundwater body flowing down to the immediately down-gradient Askham Bog is 
discounted despite it being the most likely option from a consideration of 
topography, geology and basic hydrogeological principles. Such a model would also 
account for fluctuation in Bog water levels in mirroring changes in surface water 
levels in Holgate Beck as has been identified in the YWT submission. The 
applicant's claim that the Bog depends entirely on rainwater is a misrepresentation 
of the system. 
 
4.24 The report also notes a number of concerns over data quality and presentation 
of findings. 
 
4.25 The submissions of the YWT and Natural England are consistent with the 
finding of the Mott McDonald report. They demonstrate that the applicant has 
misrepresented the hydrological system of Askham Bog in relation to groundwater 
connectivity between the site and Bog. The YWT has provided detailed evidence 
from four years of records which show that hydrological continuity occurs between 
the site and Bog. The development would result in a change in drainage from a 
situation where rain gradually infiltrates across the entire site to one where it is 
managed and fed down to attenuation ponds. This would clearly impact on the 
quantum and quality of groundwater reaching the Bog.  
 
4.26 Wetlands are particularly vulnerable habitats. As Askham Bog is fragmented 
from other similar sites, being surrounded by the A64, East Coast mainline, golf 
course and fields to the North, it is particularly vulnerable to environmental change. 
Changes to water quality and supply of water would be significantly harmful to the 
site and species which are found there. It is particularly noted that the species Carex 
elongata (gingerbread sedge) is part of the designated features of the SSSI and is 
dependent on winter flooding of the wet woodland at the west of the reserve. 
Alterations to hydrology as a result of the development will impact on this. 
  
Urban edge impacts 
 
4.27 The EPEZ has been proposed to provide a buffer to mitigate for urban edge 
impacts on the SSSI as identified during the Local Plan process. These impacts 
include increases a number of issues including littering, predation by cats, 
vandalism, dog fouling and disturbance of stock but also increases in unauthorised 
access. 
 
4.28 There are concerns that the proposed EPEZ will not be effective in mitigating 
for these harms. The EPEZ includes bodies of water, fencing and thorny bushes but 
it is noted that the water bodies (attenuation ponds) are only 30cm deep and there is 
a high risk of them drying out in times of drought. Regular dredging will be required 
to maintain their depth. The thorny scrub proposed to the top of the bund will take 
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some time to establish and become an effective barrier as well as not providing a 
continuous belt - access needs to be maintained for the Internal Drainage Board to 
maintain the existing field drains. 
 
4.29 Likewise fencing cannot be guaranteed as a long term barrier. Regular 
maintenance would be required for the lifetime of the development to ensure 
damage from vandalism or general wear and tear. A management plan for the buffer 
zone has suggested inspection of the fence four times a year but this may not be 
enough given the proximity of the EPEZ to areas of public open space where the 
fences will be in close proximity to more people. 
 
4.30 The fence itself does not directly tie in to any particular feature at its western 
end close to the golf course. As a result there is little to stop people or cats simply 
walking around the fence. The EPEZ ends level with the western boundary of the 
residential development which itself follows existing field boundaries. These field 
boundaries are currently used by walkers despite having no public access and it is 
considered likely that these show a clear desire line from Woodthorpe to the Bog. 
 
Other ecological concerns 
 
4.31 The EPEZ, while not providing a secure barrier to stop access from cats and 
people from the site in to Askham Bog will provide a barrier for wildlife moving 
between the SSSI and wider landscape. Para.170 of the NPPF requires that 
planning decisions contribute to and enhance the natural and local environment by 
minimising impacts on and providing net gains for biodiversity, including by 
establishing coherent ecological networks that are more resilient to current and 
future pressures. Askham Bog is already bounded by the East Coast mainline, A64 
trunk road and a golf course. The EPEZ will then fully enclose the SSSI entirely 
isolating it from surrounding habitats. Given the importance of connectivity between 
habitats emphasised in the NPPF this isolation of the SSSI raises further concern 
about the impact of the proposal on the future wellbeing of the Bog. 
 
4.32 In addition, concern has been raised about the impact of pollutant run-off from 
the development site entering surface and ground water and impacting on the SSSI. 
The Mott McDonald report highlights an existing impact from urbanisation shown by 
increased levels of chloride and Total Dissolved Solids in water samples from the 
North of the site closest to the urban area. It is reasonable to infer that the extension 
of the urban area further South towards the Bog will result in impacts to the 
groundwater further south by bringing the source of pollution closer to the Bog. The 
loss of dilution currently achieved by the infiltration of water across the site to be 
replaced by a surface water drainage scheme will further impact on this.  
 
4.33 Erosion from the bund may also increase levels of sediment in to Askham Bog 
Drain further altering the ecology of the Bog. 
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4.34 Finally concerns are raised about the impact of air quality on Askham Bog. 
Increased traffic and emissions levels associated with development can impact on 
vegetation. The Design Manual For Roads And Bridges (Dmrb Volume 11 
Environmental Assessment, Section 3 Environmental Assessment Techniques, Ha 
207/07 Part 1 Air Quality) recommends that air quality should be modelled for roads 
within 200m of a designated site where daily traffic flows will change by 1,000 
Annual Average Daily Traffic (AADT) or more; if below this the impact of the scheme 
can be considered to be neutral in terms of local air quality. The SSSI is within 200m 
of the A64 and A1036 Tadcaster Road on its southern edge. Air quality and ecology 
assessments submitted with the application state that development traffic travelling 
south down the A1036 is predicted to generate an additional 701 AADT, below the 
threshold for more detailed assessment. The Local Highways Authority have queried 
the data used in the transport assessment, and as such that used in the air quality 
assessment, specifically that low trip rates for the type of development have utilised.  
Further work has been requested and an update will be provided at committee in 
relation to this issue. 
 
LOCAL CENTRE 
 
4.35 A local centre of approximately 0.35Ha (with a maximum floorspace of 
800sqm) is proposed on the eastern edge of the residential development. It is 
intended that the centre will have no more than 200sqm of A1-A4 uses to ensure 
that the provision will not impact on existing centres. Other uses including B1a and 
D1 would also be possible within the local centre which would include flats above 
the commercial units. 
 
4.36 Policy R1 of the emerging Local Plan sets out a retail hierarchy to protect the 
vitality and viability of the city centre, district and local centres. Main town centre 
uses are directed to the centres identified in this policy and proposals for main town 
centre uses outside a defined city, district or local centre should be accompanied by 
an impact assessment if they exceed defined thresholds. In the case of local 
centres, the defined threshold is 200sqm gross floorspace.  
 
4.37 The proposal does not exceed the 200sqm threshold as defined in policy R1 
and no impact assessment would therefore be required. The scale of the local 
centre is such that it is considered to provide for the day to day needs of future 
residents and will not impact on existing local centres. 
 
HIGHWAYS ISSUES 
 
4.38 The proposal is for three main junctions off Moor Lane with an additional minor 
access point serving a cul-de-sac for a small number of properties. A cycle/ foot way 
will be provided on the South side of Moor Lane for the full length of the site 
frontage. In addition a controlled pedestrian crossing is proposed on Moor Lane 
close to the new central access road to give safe access to the existing bus stop on 
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the North side of Moor Lane. A new Toucan crossing is proposed on Moor Lane 
near the Chaloners Road roundabout to tie into the existing road cycle lanes. 
 
4.39 Car parking is proposed in a mix of on plot and on street parking - levels are to 
be agreed at reserved matters and in line with Council guidelines. Cycle parking will 
be integrated in garages where provided and otherwise within secure stores with a 
minimum of 2 spaces per dwelling and one per flat. 
 
4.40  A network of paths will circle the amenity open space and link from there to 
Moor Lane at the eastern extent of the site. A path will also follow the southern 
boundary to link with the PROW leading up to the A1237. 
 
4.41 The trip rate used by the applicant to assess the level of additional traffic likely 
to be created by the proposed development has been identified as unacceptable by 
the Local Highway Authority. This is because the trip rate used is based on average 
demand across the city and does not reflect the likely demand for car travel in a 
commuter suburb, which is likely to be significantly higher than the city average.  
This in turn will have an impact on local roads and junctions to access the site. 
Although this impact has been assessed in the documents provided, it is not 
representative of the likely level of traffic linked to the proposed development and 
would need to be revised to take account of revised trip rates for the site. More 
realistic trip rates are likely to show that the proposed development will have a 
significant impact on the A1237, the A1036 (Tadcaster Road) and junctions with the 
A64. 
 
4.42 Without the additional information requested then it is not known whether 
significant impact from the development on the transport network in terms of 
capacity and congestion can be acceptably mitigated. 
 
LAYOUT  
 
4.43 As the residential element of the scheme is in outline, with all matters except 
access reserved, details shown relating to the layout of the housing development 
are indicative. However, it is clear from this indicative layout that the proposed 
housing levels could be achieved on site at a density in keeping with the character 
of the area. Densities will be slightly lower on the southern and western edges of the 
site to provide a more gradual transition to the countryside beyond. 
 
4.44 Along Moor Lane, new properties will face the highway with a mix of detached 
and semi-detached dwellings. The existing hedgerow will be retained and 
strengthened and properties will be set back from this with an access drive running 
along behind the hedge. To the outer site boundaries sufficient distance will be 
retained between properties and the planted buffer to prevent any future pressures 
to prune trees to improve residential amenity. 
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4.45 Public Health have raised concerns about the layout of the site and made a 
number of recommendations. They have requested that the development is 
redesigned to include a connection of green corridors throughout the development 
with spaces to promote different types of activity. These spaces should be 
overlooked to encourage passive surveillance. Also, a multi-functional open space 
should be designed for use by all age groups. This will help reduce social isolation 
and encourage access to good quality and safe open space with consequent 
positive impacts on physical activity and mental health. Outside space should be 
accessible to all. Further information is also required as to why football pitches have 
been proposed when there are other sports pitches in close proximity. It is 
considered that these issues could be resolved at reserved matters stage if the 
application were to be progressed. 
 
DESIGN 
 
4.46 The applicant suggests a palette of materials to follow those of the existing 
dwellings. These are mostly suburban in character with red bricks and tiled roofs. 
Detailed design considerations would be covered at reserved matters stage. 
 
4.47 In terms of scale, properties will be between 2 and 2.5 storeys. Again the lower 
buildings will sit on the southern and western edges of the site with the 2.5 storey 
properties in the centre and along Moor Lane. Where the site tails off to the West all 
properties, including those along Moor Lane, will be 2 storey in height. It is 
considered that the proposal would meet the requirements of policy D1 of the 
emerging Local Plan in terms of the design parameters. 
 
AMENITY 
 
4.48 In terms of amenity, it is not considered that existing residents would be 
significantly impacted by the proposals. Given the proposed scale and siting of the 
new properties, it is considered unlikely that there would be any overlooking, 
overshadowing or overbearing impact on existing properties. There are two existing 
properties on the South side of Moor Lane which would be surrounded by the new 
development on three sides. One is bungalow and the other a dormer bungalow and 
both sit in good sized gardens. Both properties currently enjoy good views out over 
the application site which will be lost if the site were developed. However there is no 
legal right to a view and it is considered that both properties will still retain a good 
outlook given the space about each property. 
 
EDUCATION 
 
4.49 Para.34 of the NPPF states that local planning authorities should set out in 
their plans the contributions expected from development towards infrastructure 
including educational facilities. Emerging Local Plan policy ED6 'Preschool, primary 
and secondary education' supports the provision of sufficient modern education 
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facilities for the delivery of preschool, primary and secondary school education to 
meet identified need and address deficiencies in existing facilities.  
 
4.50 No on-site provision is proposed however the development will increase the 
demand for places at existing establishments. Education officers have estimated 
that, based on 516 houses, no flats and no places available in nearby education 
establishments, then a yield of 268 pupils (65 pre-school, 129 primary, 74 
secondary) would be expected. This leads to a commuted sum of £3,508,153. Given 
the number of places, it would be expected that a nursery was provided on site. As 
the application is in outline the payment would be based on a formulaic calculation 
according to number and mix of dwellings provided. This could be secured by a 
S106 agreement. The applicant has been asked to confirm their agreement to the 
payment but no response has been received and therefore the proposal fails to 
comply with policy ED6 and the impact of the development on existing educational 
facilities is not mitigated. 
 
OPEN SPACE, SPORTS AND LEISURE 
 
4.51 Emerging Local Plan policy GI 6 'New open space provision' requires that all 
residential development proposals should contribute to the provision of open space 
for recreation and amenity. In addition, where there are deficiencies in certain types 
of open space provision in the area surrounding a proposed development, the 
Council will seek variations in the component elements to be provided by the 
developer in order to help to overcome them. 
 
4.52 The proposal will deliver 12.02 Ha of new open space excluding the EPEZ. 
This is within the outline application area of the site and so all proposals are 
indicative. It is suggested that the open space will include informal amenity space, 
sports pitches, allotments and a play area.  
 
4.53 It has been calculated that the 516 dwellings proposed would generate a need 
for 10,000m2 of amenity open space, 3000m2 of play space and 30,000m2 of sports 
pitches (43,300m2, or 4.3 Ha, in total) based on the document 'Commuted sum 
payments for open space in new developments'. While recognising that some of the 
identified area of open space is within the flood zone, thereby limiting its usefulness 
as playing pitches, it is considered that there is sufficient space within on-site to 
meet the requirements of policy GI6 subject to further discussions. 
 
4.54 Sport England have objected to the scheme as it will generate demand for 
sporting provision but does not identify the correct sport facilities for the identified 
need. The Planning Statement submitted with the application states that the exact 
sports and recreation facilities can be confirmed at detailed design stage. It is also 
noted that the Council is in the process of producing a Playing Pitch Strategy which 
will identify any shortfall in sporting provision. As part of their consultation Sport 
England have provided details of various National Governing Bodies for Sport as to 
existing shortfall and future requirements for sporting clubs within the city. A 
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calculation has been provided to indicate the likely demand that will be generated by 
the development.  
 
4.55 There is an identified shortfall of outdoor sports provision in this ward and 
connecting wards which the development could help to reduce. Detail of the 
proposed pitches has not been provided as the application is in outline but, as 
detailed above in para.4.53, there is sufficient space on site to provide for the 
sporting needs of future occupiers. If the application were to be approved, details of 
sports provision could be secured via condition and future management of it could 
be secured within a S106 agreement as suggested by the applicant in their heads of 
terms. 
 
ARCHAEOLOGY 
 
4.56 Significant archaeological investigation has been undertaken on the site 
between 2013-2015. Significant archaeological features relating to Iron Age/ 
Romano-British settlement and land use were identified predominantly on areas of 
higher land. However, officers are satisfied that no nationally significant archaeology 
will be destroyed under the current proposals. An extensive programme of mitigation 
would be required and could be secured via condition. 
 
4.57 Marsh Farm is shown on the mid 19th century OS plan but has been altered 
and enlarged over the years. It is believed that the original farm buildings are still 
extant although in varying degrees of preservation. Given that these buildings are to 
be demolished the original elements of the farm should be subject to a light level of 
recording secured via condition. 
 
SUSTAINABILITY 
 
4.58 Development has an important role in tackling climate change and delivering 
sustainable development goals in line with the NPPF. Emerging Local Plan policy 
CC1 'Renewable and low carbon energy' states that new buildings much achieve a 
reasonable reduction in carbon emissions of at least 28%. Emerging Local Plan 
policy CC2 'Sustainable design and construction of new development' requires that 
development demonstrate high standards of sustainable design and construction; 
demonstrate energy and carbon dioxide savings in accordance with the energy 
hierarchy and water efficiency; consider good practice adaption principles for climate 
resilience. New residential buildings should achieve a 19% reduction in emission 
rates and a water consumption rate of 110l per person per day. Non-residential 
buildings with a floor area of 100m2 or greater should achieve BREEAM excellent. 
 
4.59 The sustainability statement submitted with the application sets out 
considerations for addressing these policies. Connection to district heating is not 
proposed given the relatively low density of development (35dph compared with 
55dph typically required for an economically viable heat network). Overall heat 
requirements for modern homes is relatively low as a result of improved construction 
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methods as well as the targets included in policies CC1 and CC2 further reducing 
energy demand. Suggested possible renewable technologies are PV panels, solar 
water heating and air source heat pumps. It is proposed that a combination of these 
technologies would be used to deliver the reduction required in policy CC1. 
 
4.60 Given the commitment in the energy and sustainability statements submitted by 
the applicant to meet the requirements of policies CC1 and CC2 it is considered that 
these matters could be secured via condition and developed in detail at reserved 
matters stage to ensure that the proposal meets policies CC1 and CC2. 
 
FLOOD RISK AND DRAINAGE 
 
4.61 The Environment Agency have confirmed that flood risk could be dealt with on 
this site via conditions to ensure development was carried out in accordance with 
the submitted Flood Risk Assessment. This would ensure built development was 
located entirely in flood zone one, appropriate finished floor levels and 
compensatory flood storage was provided. 
 
4.62 The Lead Local Flood Authority acknowledge that the surface water attenuation 
scheme appears to be appropriately designed to take all flows from the site but 
recognise that this does not take into consideration the hydraulic connectivity 
between the development site and SSSI. Consequently, while concerns raised 
about the proposed drainage strategy are not considered significant when viewed in 
isolation, the proposed change in the form of surface water drainage across the 
development site has already been identified as raising more fundamental concerns 
in relation to its impact on hydrology of the SSSI. 
 
HOUSING DENSITY AND MIX 
 
4.63 Policy H2 of the emerging Local Plan identifies appropriate housing densities 
for different character areas in the city. The site falls within the rural and village area 
where the suggested housing density is 35 units per hectare. The proposed number 
of units on site has been calculated using this figure and is considered acceptable in 
relation to the context and policy compliance. 
 
4.64 In terms of affordable housing policy H10 of the emerging Local Plan specifies 
30% on site provision for greenfield schemes. The applicant is proposing 35% on 
site affordable housing. Information has been provided in relation to details of the 
mix and tenure required and this could be secured via a S106 given the applicant's 
proposed heads of terms. 
 
4.65 No consideration is made of older person's accommodation, residential and 
nursing care, extra care or independent living properties in the application. Emerging 
Local Plan policy H3 'Balancing the housing market' seeks to balance the housing 
market across the plan period and work toward a mix of housing identified in the 
Strategic Housing Market Assessment. Residential development should reflect the 
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diverse mix of need across the city. Information within the planning statement 
indicates that type and tenure of properties can be agreed at reserved matters 
stage. It is considered that appropriately worded conditions could secure an 
appropriate housing mix to be discussed at reserved matters stage.  
 
VERY SPECIAL CIRCUMSTANCES 
 
4.66 The applicant has put forward a number of benefits to the scheme which they 
claim provide the very special circumstances required by paragraphs 143 and 144 of 
the NPPF to clearly outweigh harm to the Green Belt through inappropriateness and 
any other harm. These proposed very special circumstances are: 
 
4.67 The site is Green Belt by default 
The York Green Belt boundaries have never been formally adopted and therefore all 
land on the edge of York is considered by the Council to be Green Belt regardless of 
its function. No considered Green Belt assessment and boundary setting exercise or 
up to date evidence base has been undertaken to support the inner Green Belt 
boundaries. 
 
4.68 The site performs a very limited Green Belt purpose 
The role the site plays in relation to Green Belt functions is extremely limited to 
principally preventing encroachment on the countryside which is true of any site 
outside the existing urban area.  
 
Purpose 1 - Checking the unrestricted sprawl of large urban areas 
The site is located enclosed by the A64 and A1237 road corridors. The wider 
strategic Green Belt function will not be materially affected by development of the 
site and these strong physical boundaries provide an exceptional level of 
containment and offer an opportunity to provide a new strong and defensible 
boundary to the Green Belt. 
 
Purpose 2 - Preventing neighbouring towns merging into one another 
The site does not play an important role in the separation of neighbouring towns as 
the nearest settlement, Copmanthorpe, is over 1km from the edge of Woodthorpe. 
 
Purpose 3 - Assisting in safeguarding the countryside from encroachment 
Land South of Woodthorpe currently functions as countryside and therefore any 
development would lead to encroachment. The current extent of the rural setting 
South of Woodthorpe is not contained by a natural landscape feature that dictates 
that a fixed amount of rural buffer remains; the current urban edge is merely as far 
as the City has extended in its historic growth. It is accepted that the development 
would lead to encroachment as is the case with any of the Greenfield sites allocated 
in the emerging Local Plan. 
 
Purpose 4 - Preserving the setting and special character of historic towns 
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The main purpose of the York Green Belt is to preserve the historic setting of the 
city however the site lies outside of any of the areas of 'land important to the historic 
character and setting of York' in 'The Approach to the Green Belt Appraisal 
2003'.Areas of the site containing open space provision and the EPEZ fall within an 
area identified as important for 'Retaining rural setting' but the uses proposed 
preserve openness and are appropriate in Green Belt terms. 
 
Purpose 5 - Assisting in urban regeneration, by encouraging the recycling of derelict 
and other urban land 
Given the scale of housing need and the acceptance of CYC in the emerging Local 
Plan that Green Belt development needs to occur to meeting housing need then it is 
clear that the site would not detract from brownfield sites coming forward elsewhere 
in York. 
 
4.69 There is a compelling need for market and affordable housing 
The Council's approach to identifying it Full Objectively Assessed Need (OAN) is 
wholly unsound. The Council has rejected GL Hearn's and their own Officers' advice 
on the need for a market signals uplift and instead opted for a lower housing target 
of 867 dwellings per annum. This stance is deeply flawed. The evidence points to 
strong and entrenched market signals issues across York. The approach of applying 
a flat percentage uplift of the order of 10% to 20% has now been accepted by 
numerous Local Plan Inspectors. All available approaches to housing need, both 
current and emerging, point to an OAN of at least 1070 dwellings per annum for 
York. It will be necessary for the Council to revisit its OAN assessment, which if 
done correctly, will result in a much greater housing requirement that the Council is 
not capable of meeting through its current proposed site allocation and will require 
additional Green Belt release. 
 
4.70 The Council does not have a published position on their current 5 year housing 
land supply (5YHLS). Recent committee reports confirm that the Council accept they 
do not have a 5YHLS but do not state what the supply is. At appeal in 2017 (Land 
off Avon Drive, Huntington APP/C2741/W/16/3149489), the Council agreed they 
could not demonstrate a 5YHLS but did not clarify the extent of the shortfall. The 
applicant has made their own calculations and suggests that, from a base date of 
March 2017, that there is a housing supply of 2.2 years at best. 
 
4.71 There is no coherent strategy for addressing the acute housing need 
The Council's proposed housing land supply is considered to contain several 
unrealistic assumptions including a deficient housing requirement, an unjustified 
approach to dealing with the backlog from past under-delivery, unrealistic delivery 
assumptions in relation to large strategic sites early in the Plan period and an over-
reliance upon a high level of windfall development. These factors will have an 
impact upon the overall land supply required in the Plan but critically, by the 
applicant's calculations, the Council will be unable to demonstrate a 5YHLS upon 
adoption of the Plan. 
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4.72 Therefore it is no longer appropriate or tenable to wait for the Local Plan to 
allocate housing and set Green Belt boundaries. All available evidence points to a 
severe housing crisis in the City. The scale of the problem is now so accurate that 
very substantial weight must be given to the application site's ability to deliver 
housing quickly, in a sustainable location adjacent to the urban area and unfettered 
as it is by the requirement for significant infrastructure requirements or other delivery 
constraints. 
 
4.73 Benefits of the proposals 

 Helping to meet the acute market and affordable housing need in York - the 
proposal is for 516 new homes of which 181 (35%) are proposed as affordable 
housing; 

 Provision of new recreation facilities and public open space - 13.75 Ha of 
public open space, including sport and recreational facilities, and a sports 
pavilion are proposed. This is an over provision in relation to the Council's 
emerging standards which is a significant benefit of the scheme as there is a 
shortage of open space provision in York and in the Woodthorpe area; 

 Provision of a new local centre; 

 Economic benefits to Woodthorpe and York - including increase in labour 
supply from future residents, increase in construction employment, Council tax 
revenues, and wider economic benefits from household expenditure;and 

 Environmental benefits - The EPEZ will provide an effective and impenetrable 
barrier between the site and SSSI. It will also prevent and improve the existing 
urban edge effects experienced on the northern edge of the SSSI. The Green 
Infrastructure (GI) corridor running east-west along the northern edge of the 
SSSI would be strengthened by the EPEZ and the open space would improve 
the GI corridor running alongside the railway line and which connects with the 
SSSI. 

 
ASSESSMENT OF THE PROPOSED VERY SPECIAL CIRCUMSTANCES OF THE 
SCHEME AS PUT FORWARD BY THE APPLICANT: 
 
The site is Green Belt by default only and serves very little Green Belt purpose 
 
4.74 Section 38(6) of the Planning and Compensation Act 2004 requires that 
determinations be made in accordance with the development plan unless material 
considerations indicate otherwise. The development plan for York comprises the 
saved policies of the Yorkshire and Humber Regional Spatial Strategy (RSS) 
relating to the general extent of the York Green Belt. These are policies YH9(C) and 
Y1 (C1 and C2) which relate to York's Green Belt and the key diagram insofar as it 
illustrates the general extent of the Green Belt.  
 
4.75 Policy Y1 of the RSS states that plans for York should 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 
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YH9(C). Policy YH9(C) states that the detailed inner boundaries should be defined 
in order to establish long term development limits that safeguard the special 
character and setting of the historic city. 
 
4.76 From this it can be taken that the site falls within the general extent of the 
Green Belt being outside the city centre yet within 6 miles of it. The detailed inner 
boundaries have yet to be adopted and the emerging Local Plan seeks to define 
these.  
 
4.77 The site has been identified in the Green Belt Appraisal 2003 as important to 
the historic character and setting of York. The area identified as F3 in the appraisal 
is described as open agricultural landscape which affords prominent views of the 
Minster and contributes to giving an impression of an historic city within its rural 
setting. The land also functions in maintaining separation between York, the outer 
ring road (A1237/A64) and Copmanthorpe.  
 
4.78 This is most recently discussed in The Topic Paper 1: Approach to defining the 
Green Belt Addendum March 2019 which provides further detailed information about 
the York Green Belt and the Local Plan, including an explanation of how and where 
detailed inner and outer Green Belt boundaries have been defined through the Local 
Plan. Criteria to inform the de-lineation of the detailed boundaries are set out in 
Section 5 of the Addendum and have been identified on the basis of considerations 
of national guidance, the strategic approach undertaken in the local plan core 
strategy and an appraisal of the essential characteristics of openness and 
permanence in York. The detailed boundaries have then been assessed in the 
context of the existing built and rural environment and landscape - without taking 
account of the potential need for growth or expansion of the built-up area. Annexes 
2, 3 and 4 therefore, present the potential boundary to the Green Belt should there 
be no unmet identified need or exceptional circumstances identified. 
 
4.79 The Addendum sets out a methodology, based on a local definition of 
openness and permanence and evidence which describes the purpose of land 
within the Green Belt, which is used to define the detailed Green Belt boundary. The 
key role of the inner Green Belt boundary is to establish long term development 
limits to the built up area, and distinguish land that needs to be kept permanently 
open to meet the purposes of Green Belt including safeguarding the special 
character and setting of the historic city.  
 
4.80 The Green Belt Addendum identifies the site as performing important Green 
Belt roles, namely purpose 4 (preserving the setting and special character of historic 
towns) and purpose 2 (preventing neighbouring towns from merging into one 
another). The area between Moor Lane and the A64 also contains other land uses 
which illustrate elements of the countryside and which enhance the Green Belt such 
as Askham Bog SSSI and ancient woodland. Aside from the importance of the 
designated site, the openness of the area has created valuable resources for the 
population of York as emphasised by the designation of District Green Corridor 14 
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(Askham Bog). As such the site also performs an important role in assisting in 
safeguarding the countryside from encroachment (purpose 3). 
 
4.81 The land to the South of Moor Lane relates more closely to the rural 
countryside context to the South rather than the suburban development to the North 
of the site. Moor Lane provides the logical boundary between the urbanised areas 
and the rural nature of the countryside. While much of the urban area of 
Woodthorpe to the north is modern development with only tenuous links to the city 
centre, unlike some other parts of the urban fringe, the close proximity of 
development has not blighted the adjacent farmland. There are good views from 
Moor Lane and the properties in Woodthorpe into Askham Bog and the surrounding 
countryside which increases the sense of the city within and close to its rural 
context. The outer ring road is on higher ground than the urban area of Woodthorpe 
and is an important approach to the city affording clear views of the urban edge in its 
historic rural context and views across to York Minster across land of generally flat 
topography. Retaining the application site as Green Belt supports York as a 
compact city within a contained concentric form of development which maintains 
views across the flat terrain and limits development within the identifiable compact 
district of Woodthorpe. 
 
4.82 Evidence shows that the application site should be kept open in order to assist 
in safeguarding the countryside from encroachment, prevent neighbouring towns 
from merging into one another  
 
4.83 It has been clearly demonstrated that the site is within the general extent of the 
Green Belt in accordance with the RSS and the up to date evidence base gives 
further weight to this reasoning in relation to the Green Belt purposes served by the 
site. As such no weight is accorded to the argument that the site is not within the 
Green Belt. 
 
Need for housing 
 
4.84 New population and household projections were released by ONS in 2018. In 
accordance with National Planning Practice Guidance applied under transitional 
arrangements the Council commissioned consultants, GL Hearn, to update our OAN 
taking into consideration this new data. The report concludes that the updated OAN 
in York is 790 dwellings per annum (dpa) which would be sufficient to respond to 
market signals, including affordability adjustments as well as making a significant 
contribution to affordable housing needs. Only by providing this level of housing 
growth would the population be sufficient to meet the economic growth potential 
whilst ensuring that there will be improvements to household representative rates 
among younger persons.  
 
4.85 The updated OAN of 790 dpa confirms to the Council that the robustness of the 
emerging Local Plan's housing supply, based on the OAN of 867 dpa, is 
strengthened further by the reduction in the OAN. Officers consider that the 
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proposed housing supply can be robustly demonstrated to meet the revised OAN of 
790 dpa both for the plan period (to 2033) and post plan period ( to 2038). The 
proposed housing supply in the submitted Plan will provide the required flexibility in 
order to be able to demonstrate to the Inspector that the Plan can respond to 
unforeseen circumstances over the duration of the plan period and create a 
greenbelt boundary that will endure beyond the end of the plan period. 
 
4.86 It is also relevant to understand that the green belt boundaries as drawn on the 
Policies Maps (2018) have been drawn taking account of identified housing and 
employment needs over the plan period. The evidence base (TP1 and TP1 
Addendum) concludes that exceptional circumstances exist to justify incursions into 
the general extent of York's green belt to meet these needs and the sites that have 
been identified as causing the least harm to the green belt, have been proposed in 
the emerging Local Plan to meet those needs.  
 
4.87 It is not accepted that there is no coherent strategy for addressing York's 
housing needs. The updated OAN of 790 dpa confirms to the Council that the 
robustness of the submitted plan's housing supply, based on an OAN of 867 dpa, 
which is strengthened further by the reduction in the OAN. Officers consider that the 
submitted Local Plan's proposed housing supply can be robustly demonstrated to 
meet the revised OAN of 790 dwellings per annum both for the plan period (to 2033) 
and post plan period (to 2038). Moreover, the proposed housing supply in the 
submitted Local Plan will provide the required flexibility in order to be able to 
demonstrate to the Examiner that the Plan can respond to unforeseen 
circumstances over the duration of the plan period and create a greenbelt boundary 
that will endure beyond the end of the plan period. 
 
Five year housing land supply 
 
4.88 The Council cannot currently demonstrate an NPPF compliant five year 
housing land supply of deliverable sites on land that is outside of the general extent 
of York's Green Belt. However it is considered that any unmet housing need in 
isolation is not sufficient justification to allow inappropriate development in the Green 
Belt. 
 
Other benefits 
 
4.89 A number of other benefits are proposed which the applicant contends carry 
significant weight. These include the provision of new dwellings including affordable 
homes, new public open space and a new local centre, a range of economic 
benefits and a positive betterment to Askham Bog. It is accepted that the proposal 
would bring economic benefits in the form of new jobs and investment which would 
be of benefit to the city. Whilst the scheme would deliver new housing, the provision 
of housing on this site is not required as sufficient land is allocated for this use in the 
emerging Local Plan. Finally, it is clearly not agreed that the proposed EPEZ results 
in any environmental benefits; in fact the EPEZ is only required to attempt to 
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mitigate for harm caused by the residential development and any benefits resulting 
from the EPEZ are likely to be minimal when compared to the already identified 
harm. As a result, while the economic benefits are accepted, it is considered that 
this consideration carries little weight. 
 
5.0  CONCLUSION 
 
5.1 The position of the Council is that the site is within the general extent of the 
Green Belt. When taken as a whole, the development represents inappropriate 
development within the Green Belt when assessed against paragraphs 145 and 146 
of the NPPF. Inappropriate development can not be approved except in very special 
circumstances (para.143) and these very special circumstances will only exist where 
the harm through inappropriateness, and any other identified harm, is clearly 
outweighed by other considerations (para.144). Openness has both a spatial and a 
visual aspect and here it is clear that the quantum of development would harm 
openness through both its scale and massing but also through the introduction of a 
built form in an otherwise undeveloped site. Para.133 of the NPPF states that the 
essential characteristics of Green Belts are their openness and their permanence. 
This proposal would cause considerable loss of openness and permanence of the 
York Green Belt. Further harm has been identified to Green Belt purposes including, 
preventing neighbouring towns from merging, encroachment in to the countryside 
and impact on the setting and special character of York.  Substantial weight is to be 
given to these harmful impacts on the Green Belt. 
 
5.2 Officers recognise that policies in the emerging Local Plan can only be given 
weight in accordance with para.48 of the NPPF. There are unresolved objections to 
emerging Local Plan policy SS2 'The role of York's Green Belt' and it can only be 
given limited weight at the present stage in the examination process. However the 
evidence base that underpins the proposed emerging policies is a material 
consideration in the determination of planning applications. Topic Paper 1 Approach 
to defining York's Green Belt Addendum has been used for assessing the Green 
Belt as part of the emerging Local Plan process. This document is currently at 
consultation but represents the most up to date and thorough assessment of the 
defined boundaries and character areas of York's Green Belt. 
 
5.3 As well as the harm to the Green Belt through inappropriateness, harm to 
openness and to the purposes of including land within the Green Belt, further harm 
has been identified as a result of the scale, form and proximity of the proposed 
development to Askham Bog SSSI. The Applicant has submitted detailed technical 
reports which seek to explain the hydrology and hydrogeology connecting the site 
and the SSSI and which claim to evidence that the Bog is predominantly rainwater 
fed. However, technical submissions from Natural England and the Yorkshire 
Wildlife Trust, and the findings of the Council's consultants' Mott MacDonald indicate 
that the Applicant's findings are flawed. The most likely scenario is that the Bog is 
predominantly  groundwater fed via infiltration from neighbouring land, including the 
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application site, and the proposed development and surface water drainage 
proposals will therefore significantly impact on the hydrology of the Bog.  
 
5.4 Further harm is likely to occur to the SSSI as a result of urban edge impacts 
from the increased residential population in closer proximity to the site. These 
impacts would include pet predation, littering, vandalism and dog fouling all of which 
would harm the integrity of the SSSI.  
 
5.5 The Applicant has sought to prevent unauthorised intrusion in to the SSSI from 
people and animals by the introduction of an Ecological Enhancement and 
Protection Zone. However this, in its turn, has caused further harm to ecology and 
also detrimental visual and landscape impacts. The EPEZ contains a long body of 
water with a bund to the South and fencing North and adjacent to the SSSI. The 
EPEZ is intended to form a physical barrier to stop people and animals crossing 
from the development site to the SSSI. However gaps in the body of water and bund 
to allow access for IDB maintenance of drains limit its effectiveness as well as 
doubts about long term maintenance of the fencing, thorny hedging and water 
levels. The EPEZ is in itself a finite structure which it would be quite possible to 
circumvent at the western end adjacent to the golf course. 
 
5.6 The EPEZ is necessary only to attempt to mitigate harm from the proposed 
residential development on the SSSI yet in doing so it clearly causes additional 
harm to ecology and to the landscape and visual amenity of the locality. The attempt 
to create a barrier to stop traffic from the development site to the SSSI also has the 
effect of restricting wildlife movement in and out of the Bog and further isolating the 
SSSI from any other green space. This is particularly crucial given that the SSSI is 
already enclosed on three sides by the golf course, A64 and East Coast mainline. 
 
5.7 The proposed development will have a harmful impact on the landscape 
character of the site and Askham Bog and consequently result in harm to visual 
amenity. The development site is currently arable farmland which forms part of the 
landscape setting of York. The introduction of 516 houses with associated 
infrastructure and the EPEZ will irreversibly change the character of the area from 
undeveloped countryside to suburban development. The change in character of 
Moor Lane from one marking the edge of the urban area to a road passing through 
housing development will be acute and harmful to the character of the city as a tight 
urban area surrounding by countryside. 
 
5.8 The EPEZ introduces a new landscape form of man-made water features and 
bunding which is not already experienced in the existing flat countryside. It will have 
the effect of removing views both into Askham Bog from the North and out of the 
Bog towards Moor Lane. This reduces the experience of the Bog as set within a 
rural setting outside the urban area and results in an enclosure of the SSSI which is 
alien to its existing open and level character.  
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5.9 The transport assessment with the application is not considered acceptable as 
submitted trip rates are unlikely to reflect the car usage on the site. As such it is not 
possible to adequately assess the likely impacts on the highway network of the 
proposed development. It is further noted that higher trip rates would increase 
emissions with a likely impact on the ecology of Askham Bog. 
 
5.10 A contribution towards the required additional school places generated by the 
residential development has been requested but not agreed with the applicant. 
Without the required contribution it is considered that the development would place 
undue pressure on the existing school system. 
 
5.11 The Applicant has put forward a number of benefits that they consider the 
development would provide. Officers have carefully assessed these and consider 
that, whilst the scheme would provide benefits including the delivery of new housing, 
they do not individually, or cumulatively, clearly outweigh the harm to the Green Belt 
through inappropriateness and other identified harm. This is even when emerging 
Local Plan policy SS2 is given limited weight as a result of the unresolved objections 
and the stage of preparation of the Plan. Officers have accorded great weight to the 
harm to Askham Bog SSSI. Para.175 of the NPPF states that 'development on land 
within or outside a Site of Special Scientific Interest, and which is likely to have an 
adverse effect on it should not normally be permitted'. 
 
5.12 Officers consider that, even with the limited weight which can be afforded to 
policy SS2, the harm to the SSSI that has been identified is so significant when 
combined with other identified harm that the benefits of the scheme, as put forward 
by the Applicant, are insufficient either individually or cumulatively to clearly 
outweigh the identified harm that the proposal would cause. Therefore the very 
special circumstances necessary to justify the proposal do not exist and officers 
recommend that the application be refused. 
 
6.0  RECOMMENDATION:   Refuse 
1. The proposal by reason of its location within the Green Belt would constitute 
inappropriate development in the Green Belt as set out in Section 13 of the National 
Planning Policy Framework.   Inappropriate development is by definition harmful to 
the Green Belt. The proposal would also result in a detrimental impact on openness 
of the Green Belt due to its size, scale and location.  In terms of other identified 
harms due to the development the proposal would result in a detrimental impact on 
the rural landscape, harm to the Askham Bog Site of Special Scientific Interest, 
impacts on education provision in the city; and potential for significant impacts on 
the transport network and highway safety.  The benefits put forward by the applicant 
do not either individually or cumulatively clearly outweigh the totality of this harm 
and therefore do not amount to very special circumstances necessary to justify the 
proposal for the purposes of the NPPF.  The proposal is, therefore, considered 
contrary to advice within the National Planning Policy Framework, in particular 
section 13 'Protecting Green Belt land' and policy GB1 'Development in the Green 
Belt' of the emerging Local Plan. 
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 2  The proposed drainage scheme and Environmental Protection and 
Enhancement Zone associated with the residential development are considered to 
have an adverse impact on Askham Bog Site of Special Scientific Interest as a 
result of changes likely to occur to the hydrological/ hydro-geological interaction 
between the development site and the Bog. The proposals are considered contrary 
to paragraph 175 of the National Planning Policy Framework and policies DP2 
Sustainable Development, DP3 Sustainable Communities, GI2 Biodiversity and 
access to nature and GI3 Green Infrastructure Network of the emerging Local Plan 
 
 3  The proposal is considered to result in a detrimental impact on the Askham 
Bog Site of Special Scientific Interest and ancient woodland as a result of the 
introduction of significant numbers of new residents in closer proximity to the 
designated site which will cause harm through exacerbation of urban edge impacts 
such as unauthorised and uncontrolled access, increase in littering and dog fouling, 
predation of wildlife, disturbance to livestock and vandalism. It is considered unlikely 
that the Environmental Protection and Enhancement Zone will be sufficient to either 
prevent or mitigate for the harm caused by this increase in numbers and proximity of 
residents to the SSSI and that the residential development will consequently have 
an adverse impact on the SSSI. The proposal is therefore contrary to para.175b and 
c of the National Planning Policy Framework and policies DP2, DP3, GI2 and GI3 of 
the emerging Local Plan. 
 
4 The introduction of 516 residential units along with associated infrastructure 
and an Ecological Protection and Enhancement Zone (EPEZ) will have a significant 
impact on the landscape character of this part of the city by eroding the open flat 
countryside to the South of Moor Lane which forms part of the setting of the city. 
The bund and fencing associated with the EPEZ will restrict views into and out of 
Askham Bog visually isolating the SSSI from the wider landscape context and 
thereby reducing its significance. The proposal is considered contrary to para.127 
and 170 of the National Planning Policy Framework and policies D1 Placemaking 
and D2 Landscape and Setting of the emerging Local Plan. 
 
 5  The proposal would result in an increase demand for places at existing 
education establishments in the vicinity of the site where there are no places 
available and for which no mitigation measure have been provided. Given this the 
proposal would result in a detrimental impact on the development and function of 
existing educational facilities contrary to para.34 of the National Planning Policy 
Framework and policy DM1 Infrastructure and Developer Contributions of the 
emerging Local Plan 
  
 
 6  Insufficient information has been submitted with regard to the impact of the 
proposal on the transport network (particularly the A1237, A1036 (Tadcaster Road) 
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and junctions with the A64), in terms of capacity and congestion, and impact on 
highway safety. Given this a full assessment of the impacts of the proposal including 
mitigation requirements for any significant impacts on the highway network cannot 
be made, the proposal is therefore contrary to para.108c of the National Planning 
Policy Framework and policy T1 of the emerging Local Plan 
 
STATEMENT OF THE COUNCIL`S POSITIVE AND PROACTIVE APPROACH 
 
In considering the application, the Local Planning Authority has implemented the 
requirements set out within the National Planning Policy Framework (paragraph 38) 
in seeking solutions to problems identified during the processing of the application.  
The Local Planning Authority took the following steps in an attempt to achieve a 
positive outcome: 
 

i) Considered the applicant submission of very special circumstances.  
 
Notwithstanding the above, it was not possible to achieve a positive outcome, 
resulting in planning permission being refused for the reasons stated. 
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