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LIMITATIONS
The assessments and interpretation have been made in line with legislation and guidelines in force
at the time of writing, representing best practice at that time.
All of the comments and opinions contained in this report, including any conclusions, are based on
the information obtained by Johnson Mowat Planning Limited during our investigations.
Except as otherwise requested by Redrow Homes Limited, Johnson Mowat Planning Limited is
not obliged and disclaims any obligation to update the report for events taking place after:
a)
b)

the date on which this assessment was undertaken; and
the date on which the final report is delivered.

Johnson Mowat Planning Limited makes no representation whatsoever concerning the legal
significance of its findings or to other legal matters referred to in the following report.
This report has been prepared for the sole use of Redrow Homes Limited. No other third parties
may rely upon or reproduce the contents of this report without the written permission of Johnson
Mowat Planning Limited. If any unauthorised third party comes into possession of this report they
rely on it at their own risk and the authors do not owe them any Duty of Care or Skill.
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1.0

INTRODUCTION

1.1

An Environmental Statement (ES) has been prepared by Redrow Homes (Yorkshire)
Limited to accompany an Outline Planning Application for a major new residential
development (referenced Monks Cross) on land north of Monks Cross in the City of York.
The planning application was submitted to the City of York Council in January 2018.

1.2

In September 2021, Redrow Homes (Yorkshire) Limited (the ‘Appellant’) submitted an
appeal to The Planning Inspectorate against the non-determination of an outline planning
application by City of York Council1.

1.3

The Planning Inspectorate in their letter dated 10th December 2021 sought additional
information in relation to the 2017 ES, which forms part of the appeal documentation. This
document is prepared on behalf of the Appellant and provides a summary in non-technical
language of the updated technical material for the Environmental Statement.

1.4

That material is provided in an EIA Supplementary Statement and where appropriate, is
summarised in this document.

1.5

The site is located west and east of Monks Cross Link, north of Monks Cross on the north
eastern edge of York. The description of the proposed development in this application is
as follows (referred to as the Proposed Development):

“Outline planning application with all matters reserved except means of access for the
residential development of circa 970 dwellings with associated demolition, infrastructure
works, open space, primary school and associated community facilities, and A1
convenience store all on land west of monks cross link road, and a country park with
drainage infrastructure east of monks cross link road.”

1.6

A plan identifying the extent of the Application Site is provided at Figure 1 in this document.

1.7

Environmental Impact Assessment (EIA) is a process which is followed to ensure that
planning decisions are made, in this case by the City of York Council, with full knowledge
of any likely significant environmental effects of a proposed development. The outcome of
the EIA process is reported within the ES. This document, provides a summary of the
Proposed Development and the findings of the ES in non-technical language

1

Appeal reference APP/C2741/W/21/3282969
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1.8

An ES is a report of an Environmental Impact Statement (EIA) carried out as required by
national law known as the “EIA Regulations”. This document is the Non-Technical
Summary of the ES and summaries the content and conclusions of the ES.
ES Availability

1.9

The ES Report is available for public viewing on the City of York Council (‘CYC’) website,
the Council’s contact details are:
DM Business Support
West Offices
Station Rise
York
YO1 6GA

1.10

Alternatively, a USB which includes a copy can be purchased from Johnson Mowat for £20.
Email mark@johnsonmowat.co.uk.

Paper copies of the Non-Technical Summary are

available upon request for a charge of £50.00.
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2.0

EIA METHODOLOGY

Introduction
2.1

The objective of the EIA is to identify any likely significant effects which may arise from the
Proposed Development and to identify measures to prevent, reduce or offset any such
adverse effects and to enhance any beneficial effects. During the EIA process for the
Proposed Development, opportunities and management measures have been identified
and incorporated within the development proposals to prevent or reduce any adverse
effects and to enable for sustainable design and construction principles to be embedded
within the Proposed Development.

2.2

This document is prepared on behalf Redrow Homes Limited and provides a summary in
non-technical language of the additional information requested by The Planning
Inspectorate in their letter dated 10th December 2021.

2.3

The planning appeal which this ES accompanies seeks outline planning application for a
residential-led development as follows:
“Outline planning application with all matters reserved except means of access for the phased
residential development of circa 970 dwellings with associated demolition, infrastructure
works, open space, primary school and associated community facilities, and A1 convenience
store all on land west of monks cross link road, and a country park with drainage
infrastructure east of monks cross link road.”

EIA Background
2.4

EIA determines and assesses the likely significant effects of a proposed development on
the environment. It provides the Local Planning Authority (in this case City of York) with
sufficient information about the potential environmental effects of the development to allow
them to make a decision on the planning application in light of the environmental
implications. Effects from the development may arise during the construction and/or
operational phases.

2.5

The EIA process aims to ensure that any significant effects arising from a development are
systematically identified, assessed and presented to help a local planning authority,
statutory consultees and other key stakeholders in their understanding of impacts arising
from development. If measures are required to minimise or reduce effects then these are
clearly identified.
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2.6

The ES submitted with the Planning Application predicts what the significance of each
environmental effect would be, which is determined by two factors:
•

The sensitivity, importance and value of the environment (such as people or
wildlife); and

•

The actual change taking place to the environment (i.e. the size and severity of
change taking place).

2.7

Most environmental disciplines classify effects as negligible, adverse or beneficial, where
effects are minor, moderate or major. Some disciplines use bespoke criteria based on
published guidance. Each chapter of the ES states which effects are considered significant.

2.8

The ES includes a description of the current environmental conditions known as the
baseline conditions, against which the likely significant environmental effects of the
development are assessed.

2.9

For this development, EIA has been carried out to consider the likely significant effects that
may arise during its construction and operation phase. It has been completed with regard
to best practice and relevant legislation and has addressed the following matters to assess
the impacts of the Proposed Scheme:

2.10

•

Construction Methodology And Phasing

•

Socio-Economics

•

Transport

•

Landscape And Visual Impact

•

Flood Risk And Drainage

•

Ecology

•

Air Quality

•

Noise

•

Land Classification

•

Archaeology

•

Ground Conditions

This NTS looks to provide an update on some of these topic areas in accordance with the
requirements of Regulation 25 of the EIA Regulations.
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Alternatives
2.11

The EIA Regulations require consideration to be given to alternatives to the scheme that
may have been studied by the Appellant; along with consideration of what may happen at
the site should the scheme not go ahead.

2.12

If the Proposed Scheme were not to come forward, there is the possibility that the site
would remain in its existing use. This scenario would not deliver a sustainable housing
development in York and in doing so, the Appeal Site would not contribute to the delivery
of new housing and growth identified within the Council’s emerging City of York Local Plan.

2.13

Although the site is a proposed Strategic Allocation (ST8) in the emerging Local Plan, that
emerging Local Plan mains contested at examination and therefore carries little
weight. This same principle applies to all other draft allocations. As such, other than the
known consented sites, to which there are no in close proximity to these proposals, there
are no known alternatives to this site that are not in the Green Belt. While there is a
speculative Green Bet application to the south of Monks Cross in the appeals system, that
site is objected to, is in the Green Belt and is not within the immediate environs of this
site. Given its stage at appeal, it has no planning permission and on scale alone (circa 300
dwellings) does not form a meaningful alternative to this strategic proposal for housing and
education.

2.14

Given the emerging allocation of the Appeal Site no alternation site locations have been
considered as part of the assessment. Developing an alternative site would not fulfil the
objective of York City Council for this area.

2.15

The Proposed Scheme is a parameters-led scheme which is based upon delivery of policy
requirements and an understanding of the environmental considerations for the site and
the surrounding area. The nature of the proposals have emerged and evolved through a
robust process of consultation with York City Council Officers, local stakeholders, residents
and relevant statutory consultees.
Stakeholder Engagement and Public Consultation

2.16

The local community were consulted about this proposed Outline Planning Application
through stakeholder meeting / workshop, two public consultation events and extensive
media coverage in 2017 and 2018.
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2.17

Pre-application discussions have also been had with the Local Planning Authority
regarding the development proposals. Full details can be found in the supporting Statement
of Community Involvement submitted with the original planning application.
Cumulative Effects

2.18

An EIA must assess any potentially significant effects of a development that may arise
cumulatively (when combined with) other major development with planning permission or
under construction in the local area. Government guidance states that ‘existing and
approved’ developments should be considered.

2.19

The EIA Regulations require consideration of cumulative effects which include:
•

Potential effects from interactions of individual effects (‘in-combination’ effects)
during the construction and operations phase of the Development; and

•

2.20

Effects which could arise from other schemes planned in the local area.

Following assessment, it is not considered that there is the potential for in-combination
effects on the identified receptors during the construction phase or once the Development
is complete and occupied.

2.21

There will be no significant cumulative effects arising during the construction period of the
Development in combination with other schemes given that there are no other major
applications schemes in the area that have come forward. While there is a speculative
Green Belt application to the south of Monks Cross in the appeals system, that site is
objected to, is in the Green Belt and is not within the immediate environs of this site. Given
its stage at appeal, it has no planning permission and on scale alone (circa 300 dwellings)
does not form a meaningful alternative to this strategic proposal for housing and education.
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3.0

SITE & DEVELOPMENT DESCRIPTION

3.1

The site is located north of the Monks Cross Retail and Employment Park, on the north
eastern edge of York, and comprises approximately 60 ha of agricultural land. The site lies
on the edge of the main urban area of York, with the centre of the site an approximate
distance of 4.7km from York City Centre.

Site Description and Land Uses
3.2

The site is broadly a rectangular shaped relatively flat parcel of land to the immediate north
of Monks Cross, bound to the north by North Lane and the A1237. The site comprises
arable farmland with a limited number of mature hedgerows and trees along agricultural
field boundaries, and scattered buildings including a farmstead (White House Farm) and
two dwellings (The Bungalow and New House).

3.3

The line of an abandoned railway crosses the site diagonally in the south eastern corner
of the site, which is evident east of Monks Cross Link however no longer evident on land
within the application site to the west of Monks Cross Link. Two electricity lines and pylons
run in parallel on land to the east of the Monks Cross Link.
Description of Development

3.4

The formal description of the development is:-

“Outline planning application with all matters reserved except means of access for the
residential development of circa 970 dwellings with associated infrastructure works, open
space, primary school and associated community facilities, and A1 convenience store all
on land west of monks cross link road and a country park with drainage infrastructure east
of monks cross link road.”

3.5

The development comprises of:-
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•

The erection of circa 970 residential dwellings;

•

Mix of 1- 5 bed properties;

•

Vehicular access from Monks Cross Link and North Lane;

•

Areas of public open space;
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3.6

•

Area for a Primary School;

•

A1 convenience store;

•

Country Park;

•

Drainage infrastructure (including site attenuation basins);

•

Suitable landscaping scheme across the site (including footpath links)

The scheme will aim to provide 30% affordable units, equating to 291 of 970 dwellings,
subject to viability having regard to the wider package of S106 being sought.
Access

3.7

Two vehicular access points are proposed from Monks Cross Link Road, and an additional
access from North Lane. Further details can be found in Chapter 6 of the ES (Transport
Assessment).
Drainage

3.8

Chapter 8 of the ES provides a detailed analysis of existing ground and surface water
sources as well as providing an outline solution to meet current sustainable Urban Design
Standards.
Building Heights

3.9

A Building Heights Plan appended to this report (Figure 6) sets out the ridge heights across
the Masterplan for the site as follows:
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•

2 storey – 9 metres

•

2.5 storeys – 10.5 metres

•

3 storeys – 12 metres
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4.0 CONSTRUCTION METHODOLOGY & PHASING
_________________________________________________________
4.1

Planning for construction is broad at this outline application stage. Redrow have control of
the majority of the site, and at this stage it is assumed that Redrow, being the key developer
will operate from two sales outlets within the site. There is the potential for further
housebuilders to be operating at any one time. From these outlets, a peak (optimistic)
annual delivery rate of circa 100 dwellings is achievable, with an overall anticipated delivery
of the development over a 10-year construction period.

4.2

It is recognised that a 10-year delivery frame is optimistic and representative of peak
market conditions with multiple developers. Should the housing market be slower, the
delivery would adapt accordingly, for example to a 15-year construction period at circa 65
dwellings per annum. Rather than providing a prescriptive delivery programme, it is more
appropriate in this instance to provide a delivery range, with the development being built
over an estimated five to fifteen year period.

4.3

The indicative planning approval and construction programme in Table 4.1 assumes that
the Outline planning application (subject to this appeal) will be secured in 2022 and
reserved matters for Phase 1 is submitted in 2022. After allowing time for the approval of
conditions, legal agreements and the commencement of infrastructure works, it is
envisaged that the first legal completions of dwellings will occur in April 2024 (as shown in
Table 4.1 below).
Table 4.1 – Indicative Pre-Dwelling Delivery Programme
Month / Year

Activity

January 2022

Outline Application submitted and validated

September 2022

Reserved Matters submitted and validated for
Phase 1

May 2023

Reserved Matters Approval for Phase 1

November 2023

Discharge of pre-commencement conditions
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December 2023

Access

and

Initial

Earthworks

and

commencement of construction
April 2024

4.4

1st Occupation of Phase 1

The construction and delivery of the primary school on site will be gradual. A transitional
period will be carefully managed between the commencement of the school development
and the operation of a full scale primary school on the site, in order to avoid surplus and
overcapacity issues at the new and existing local schools.

4.5

Each phase of construction will include the following activities:
•
•
•
•
•

4.6

Enabling works;
Drainage works;
Construction of substructure;
Construction of superstructure;
Fit out of buildings including electrics, plumbing etc; and Landscaping.

Parameter Plan 8 is the Phasing Plan of the Proposed Development and proposes full
occupation of the Proposed Development by 2034.

4.7

Delivery of residential development in each phase can be summarised as follows:
•

Phase 1a- Approximately 165 Units

•

Phase 1b- Approximately 95 Units

•

Phase 2a- Approximately 210 Units

•

Phase 2b- Approximately 95 Units

•

Phase 3a- Approximately 125 Units

•

Phase 3b- Approximately 190 Units

•

Phase 3c- Approximately 90 Units

•

Total = Approximately 970 Units
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5.0

TRANSPORT

5.1

Whilst the Planning Inspectorate has not specifically requested an update on technical
matters relating to Transport, an update to Chapter 6 (Transport) of the 2017
Environmental Statement was provided to York City Council during the determination
period of the planning application. This section of the NTS therefore summarises the
updated traffic modelling and data submitted to York City Council in November 2020.

5.2

The Transport impacts of the proposal were assessed using the same content and
quantum of the development from the original planning application which for the avoidance
of doubt can be summaised as follows:
•

Up to 970 residential dwellings;

•

Land reserved for a new primary School; and

•

Associated access, parking, landscaping, public open space and
infrastructure works.

5.3

The site’s generous frontage with Monks Cross Link and North Lane provides suitable
opportunities to access the site. Access to the development is proposed via two new
junctions onto Monks Cross Link, along the eastern boundary of the development, and a
single access onto North Lane. The northern access onto Monks Cross Link will be a
signalized junction approximately 350m south of the A1237 / Monks Cross Link / North
Lane roundabout. The southern access onto Monks Cross Link will be a three-arm
roundabout which will incorporate two lane approaches and pedestrian refuge islands
along all arms. The secondary access onto North Lane will be formed onto North Lane
midway along the site frontage and will comprise a 5.5m carriageway, 6m radii and 2.0m
footways to each flank.

5.4

It is proposed that the existing 30mph speed limit which increases to the national speed
limit 80m to the east of the North Lane / Cotswold Way / North Moor junction will be
extended to the A1237 / Monks Cross Link roundabout in order to reflect the built-up nature
of this route once the development is constructed. Furthermore, the existing 60mph speed
limit along Monks Cross Link will be reduced from 60m to 40mph between the A1237 and
Monks Cross Drive to improve the pedestrian and cyclist environment.
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5.5

In agreement with the City of York Council, the following junctions have been re-modelled
for the revised assessment scenarios:

5.6

•

Northern Monks Cross Link/Site Access – Proposed Roundabout;

•

Southern Monks Cross Link/Site Access – Proposed Roundabout;

•

North Lane/Site Access – Proposed Priority;

•

A1237 Ring Road/Strensall Road – Committed Roundabout

•

A1237/North Lane/Monks Cross Link – Committed Roundabout;

•

Hopgrove Interchange – Existing Signalised Roundabouts;

•

Jockey Lane/Monks Cross Link – Existing Priority;

•

Monks Cross Drive/Monks Cross Link – Existing Roundabout;

•

North Moor Road/Keswick Lane – Existing Priority Junction

•

A1237/Haxby Road - Committed Roundabout; and

•

A1237/Wiggington Road - Committed Roundabout.

Discussions have been ongoing with CYC in 2021 and 2022 to date regarding junction remodelling, which are now concluded and agreed. Redrow are proposing to find a temporary
mitigation at the 350-dwelling trigger for 4no Ring Road junctions if the Ring Road dualling
scheme is not commenced by that time. Redrow are also proposing a series of minor
junction works and off-site cycleway improvements as mitigation. All of these are now
agreed with the Council.

5.7

Detailed capacity assessments have been undertaken at the three proposed Site accesses
demonstrating the proposed development traffic can be comfortably accommodated in the
design scenarios.

Access Strategy
5.8

The public transport strategy remains unchanged and includes the extension to the No. 9
Park and Ride service and discussions are ongoing regarding the extension to the No. 12
bus service. In addition to the bus service extensions, it is proposed that a sustainable
travel hub will be delivered as part of the development proposals. The hub is to be located
at the northern feature square and is proposed to include:
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-

Bus Stop with compliant kerbing, shelter, seating and timetable information

-

York BLISS real time bus information
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5.9

-

Long Stay Cycle Parking to encourage cycle and ride

-

EV Charging Points

-

Car Club Space; and

-

Ticket Machine

The internal spine road (illustrated on Figure 7 – Masterplan) connects the three access
points and has been designed to accommodate public transport penetration within the
heart of the development.

5.10

Primary pedestrian and cycle accesses to the development will be via vehicular access
points which incorporate 3.0m wide footway/cycleways to each flank. Proposals include
footway / cycleway links to facilitate connections to the wider area, including links from the
south western corner of the site, connections along the southern boundary to facilitate a
connection to Alpha Court, connections to Monks Cross Drive; and a footway along North
Lane to the west of the proposed access point.

5.11

A signalised pedestrian crossing is proposed within the northern site access along Monks
Cross Link which will facilitate movements to the proposed Country Park. Pedestrian
refuge islands are incorporated at the southern roundabout to facilitate access to the POS
to the east of the development. A signalized crossing point will also be provided along
Monks Cross Link approximately midway along the site frontage.
Accessibility

5.12

It is considered that the site provides good accessibility by foot, cycle and public transport,
and as such is in a sustainable location. The site is accessible on foot, with all proposed
dwellings being located within:

-

a 10-minute walk of the proposed bus stops;

-

a 5–15-minute walk to public open space to the east of the development;

-

a 15–25-minute walk to retail and employment opportunities within Monks
Cross Shopping Park;
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-

a 15-minute walk from Asda foodstore within Monks Cross Shopping Park;

-

a 15-minute walk to Huntington Primary Academy; and

-

a 25-minute walk from Huntington School.
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5.13

The development includes land reserved for a Primary School, which will be accessible on
foot from the whole site.

5.14

The site is accessible by cycle, with York City Centre being within an acceptable cycle
distance from the site.

5.15

It is concluded that the site provides good accessibility by foot and cycle and the public
transport accessibility will be significantly enhanced by the provision of on-site bus stops
and the extension to bus service No. 9 and potentially bus service No. 12 which will ensure
that residents have appropriate sustainable alternatives to the private car.
Construction Phase

5.16

The volume of construction traffic has not been determined in detail at this stage. The
development is anticipated to take 10 years to construct at a delivery rate ranging from 70
dwellings per annum to circa 110 dwellings per annum. During the construction there will
be a mix of construction and development traffic which will include movements of
construction workers and the movement of materials in the form of importing and exporting
material.

5.17

Construction traffic will make up a progressively lower proportion of the overall traffic
volumes generated by the site as the build develops, with overall traffic volumes anticipated
to be the highest on completion.

5.18

There is only expected to be a short-term adverse impact to pedestrians and cyclists and
road users during the construction phase. Increased volumes of traffic on the local highway
network and the surround area will be associated with construction traffic as workers travel
to and from the site each day, along with the movement of materials by HGV. Delays may
also be experienced as a result of the implementation of the site access points. The
changes due to construction traffic would be relatively low in comparison to existing traffic
flows.

5.19

HGV’s will be required to adhere to routing agreements avoiding inappropriate routes
through residential areas within York. This could be agreed in a Construction
Environmental Management Plan (CEMP).
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Operation Phase
5.20

The access arrangements are shown on Drawing Nos 13035/GA.01, 02 and 03) included
within Chapter 6 of the ES. The proposed accesses have been designed to meet all
relevant highway design guidance.

5.21

The potential changes in traffic on the local highway network as a result of the occupation
of the proposed development have been assessed. The results demonstrate that the
existing highway infrastructure or network including committed highway improvements to
be delivered by CYC can accommodate the traffic generated by the proposed
development. Detailed capacity assessments of the three proposed site accesses have
demonstrated that the proposed development traffic can be comfortably accommodated in
the design scenarios.

Conclusion
5.22

In consideration of the impact of the Proposed Development on the overall highway study
network it is concluded that, following the mitigation and improvement measures proposed,
the residual impact ranges from negligible to minor positive. This residual impact remains
unchanged from the conclusion reached in the 2017 ES.

5.23

In summary (and taking cognisance of the above) it is considered the impact assessment
and significance of effects provided in Chapter 6 of the 2017 ES remains valid and
appropriate.

5.24

A number of measures have been proposed to mitigate against the effects of the proposed
development as mentioned in earlier paragraphs. In addition, a Construction
Environmental Management Plan (CEMP) will be prepared and approved which could
cover the following matters; haulage route, suitable loading and unloading locations, wheel
washing facilities and encouragement of construction works to use sustainable methods of
transport.

5.25

The overall environmental impacts of the development proposals in traffic terms have been
shown to range from negligible to minor adverse impacts across each of the potential
impacts. Following the mitigation and improvement measures proposed, the residual
impact ranges from negligible to minor positive.
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5.26

It is concluded that there are no reasons on highways or transport grounds why the
development site could not be granted outline planning permission for residential purposes.
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6.0

LANDSCAPE & VISUAL IMPACT

6.1

The Landscape and Visual Impact Assessment (LVIA) prepared by Planit-IE Ltd, forms
Chapter 7 of the 2017 Environmental Statement. This LVIA assesses the likely significant
effects of the development with respect to landscape and visual amenity. It also describes
the methods used to assess the effects; the baseline conditions currently existing at the
site and surrounding area; the mitigation measures required to prevent, reduce or offset
any significant negative effects; and the likely residual effects after these measures have
been adopted.

6.2

In response to The Panning Inspectorate’s letter of 10th January, an additional Statement
was submitted by Planit-IE Ltd. This summary includes details relating to the Scheme
Lighting, Phasing Plan and Cumulative Assessment.

6.3

Importantly with regards to the potential impact of the Proposed Development on
Townscape and Visual Impacts, the guidance2 used in the 2017 assessments are still
valid.

6.4

A three-stage assessment process has been adopted:
1. Assess nature of receptors (sensitivity);
2. Assess the nature of the effects (magnitude) likely to result from the proposed
development; and
3. Assess the overall significance of the identified effects on receptors.

6.5

Some 13 principal viewpoints were identified, which was confirmed in scoping to City of
York Council. A photomontage of the proposed development has been prepared from
each viewpoint, which also take into consideration (where they are likely to impact on key
views) several new approved commercial developments within the adjacent Monks Cross
Retail Park.

6.6

The site is situated within an area defined by Landscape Character Type 10: Mixed Fringe
Farmland, which incorporates the eastern fringes of York from the edges of Huntington,
Heworth and Osbaldwick just east of the A1237 and A64.

2

Guidelines for Landscape & Visual Impact Assessment, 3rd Edition, 2013
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6.7

The site is primarily arable farmland with mature hedgerows and trees demarcating the
field pattern, and scattered buildings including a farmstead and a small number of
individual residential dwellings. The site is relatively well visually contained due to
relatively flat topography, enclosure from existing development to the south and west,
and a network of hedgerows around the site. Visual receptors in the surrounding
residential areas, and local roadways around the site are the most sensitive to changes
in views.

6.8

There are no environmental designations or other designations covering the site relevant
to the purposes of the assessment covering the site, which reflects the site’s location
within a larger area of agricultural land.
Potential Effects

6.9

In relation to the potential effects, the proposed development process has allowed site
constraints and opportunities to influence the evolution of the masterplan and the
landscape proposals. As a result, mitigation measures form part of the detailed design of
the landscape and surrounding built form.

6.10

During construction it is possible to identify some broad impacts that may arise. The
impacts identified below are likely to be minor negative in terms of their significance:
-

6.11

Visual impacts of machinery carrying out demolition works;
Visual impact of HGV movements and other machinery carrying out enabling
works on site, implementing landscape proposals and implementing
masterplan proposals;
Visual impact of machinery carrying out construction works;
Visual impact of site lighting around construction areas;
Visual and landscape impact of remodelling ground levels;
Landscape impacts of incorporating services and utilities;
Visual impact of temporary screening measures and protective fencing;
Landscape and visual impacts of temporary parking, on-site accommodation
and work areas;
Landscape and visual impact of material stockpiles
Landscape and Visual impact of lighting during construction

Figure 9 of this NTS includes a Demolition Plan and illustrates the removal of White Horse
Farm and adjacent barn structures. Given the limited scale of proposed works, it is not
anticipated the defined works would alter the recorded effects of the 2017 assessment.
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6.12

In relation to the operational phase of the development, the completed development
results in either no change or positive effects on landscape character, townscape
character, footpaths and cycleways; topography, and trees.
Mitigation

6.13

A detailed Construction Environmental Management Plan (CEMP) will be prepared in line
with best practice construction management approaches. Measures to control
construction impacts can include the positioning of site compounds close to the proposed
access points; where possible the use of hydraulic cranes which can be lowered when
not in use; use of directional lighting; site hoarding to be used where appropriate and
coloured to be sympathetic to the surrounding environment to minimise visual impacts;
where possible hoarding lines will utilise existing areas of woodland and hedge lines to
help visually break up the extent of the fencing; and stockpiles will be located on site to
limit visual impacts where possible.

6.14

Given that the key mitigation measures have been designed into the scheme, the residual
effects are likely to remain unchanged. It is acknowledged that some aspects of the
detailed design may change from the illustrative masterplan. However, the principles will
ensure no greater landscape impacts than those predicted.

6.15

A Landscape Management Plan may be employed to provide further mitigation once the
site is operational. The Plan would ensure the longevity of tree cover, woodland and
planting, and promote native species and diversity.

6.16

For the operational phase of the development a detailed site wide lighting strategy for the
will be prepared by a qualified lighting engineer for subsequent Reserved Matters
applications.

6.17

Where development edges onto existing woodland/ open countryside and areas of
sensitive ecology/ habitat it is assumed that an appropriate lighting strategy would be put
in place that:
•

Protects dark corridors across and around the edges of the site.

•

Considers dynamic lighting schemes that are switched on only when needed
should be considered.
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•

Use a minimal number of lighting points and luminaires on low positions in relation
to the ground for minimising light trespass to adjacent bat habitats or into the sky
– i.e., use of low-level bollard lighting to the proposed public open spaces where
possible.

•

Use focused light, e.g., by using LED or shielded luminaires.

•

Adaptation of the spectral composition of the lamps according to the ecological
context.

Residual Effects
6.18

In terms of the construction phase, the implementation of good site management,
maintenance and housekeeping would ensure that temporary deterioration to landscape
resources, character and visual amenity will be kept to a practicable minimum. However,
there would still be inevitable adverse effects during construction.

6.19

A number of effects have been assessed as ‘moderately significant’ in terms of their
impact on landscape and views, during either the construction or operational phases of
the development. Whilst significant construction impacts are related to impact on the site
character or the features within it and are short term and adverse in nature, longer term
operational impacts relate to positive effects on local and site character, public rights of
way and enhancement of the site features of woodland, hedge rows and ponds.

6.20

Longer term residual ‘moderate beneficial’ impacts are identified for landscape character
at the regional and local level, landscape site features, and two viewpoints which are all
beneficial impacts identified as moderately significant.

6.21

The landscape has some capacity to absorb change due to the presence of existing,
extensive areas of suburban development, existing landform and presence of retained
hedgerows and vegetation which form defensible boundaries. The predicted visual and
landscape effects can be reduced through effective mitigation, in the form of landscaping
and new hedgerow and tree planting, which is not uncharacteristic of the surrounding
landscape.
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Cumulative Impacts
6.22

The 2017 LVIA assesses the landscape impacts arising from cumulative developments
in the area. It is concluded that no additional impacts were recorded as an in-combination
effect from the three cumulative schemes assessed.

6.23

No additional Landscape in combination effects were recorded as a result of the
cumulative schemes. The Travelodge Lodge proposal identified in the 2017 LVIA has
been approved by The City of York Council and is now completed.
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7.0

FLOOD RISK & DRAINAGE

7.1

The application site is greenfield. It is wholly within Flood Zone 1 and therefore at the lowest
risk of fluvial flooding.

7.2

There are foul and surface water sewers located to the west and south of the site. The site
is currently served by an extensive open ditch and piped surface water drainage system,
managing the greenfield run-from the land and the brownfield surface water from the farm.
This then discharges to an unnamed watercourse located to the east.

7.3

The Environment Agency maps confirm a small number of areas within the site have
potential for low-high risk of surface water flooding. The installation of a new adopted and
managed surface water drainage system, together with carefully considered development
levels and flood routing incorporated into the detailed design, will mitigate any risk, resulting
in the risk being low.

7.4

There are a number of residual risks that require the flowing measures at detailed design
stage:
•

Finished floor levels to be set minimum 150mm above external levels to
mitigate any risk from blockage and exceedance events.

•

Within the detailed drainage design blockage/exceedance events should be
considered ensuring the proposed development and surrounding areas are not
put at risk from overland flows.

•

Development surface water drainage scheme to be designed such that there
is no external flooding for the 1 in 30-year event and all flows retained on site
for up to the 1 in 100 year plus climate change event.

Drainage Strategy

7.5

It is proposed to discharge surface water to the existing unnamed watercourse located to
the east of the proposed country park (in accordance with the existing land discharge
regime). The overall site surface water discharge rate is to be limited to 87.8l/s and the
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surface water drainage designed such that there is no external flooding for the 1 in 30-year
event and all flows retained on site for up to the 1 in 100 year plus climate change event.

7.6

The foul water flows from the development will discharge via two catchments and two
pumping stations to the existing sewers in Woodland Way and South Down Road.

7.7

It is proposed for both the surface water and foul drainage networks to be adopted by a
Water Authority under a Section 104 Agreement and therefore their long-term maintenance
will be the responsibility of the Water Authority.
Construction Phase

7.8

At detailed design stage a Temporary Drainage Strategy for the management of
construction surface water run-off is to be drafted for each phase. This will include full detail
of the relevant mitigation measures.

7.9

The proposal is considered to have a ‘negligible’ significance of flood risk and there is no
mitigation required during the construction phase.

7.10

In terms of the increase in fluvial risk downstream from inadequate surface water
management this is considered to be ‘substantial’ however with mitigation, including the
implementation of a soil erosion and sedimentation plan as part of a construction
management plan, this will become a negligible residual effect.

7.11

The proposal is considered to have a ‘negligible’ effect on public sewerage system from
construction site offices. The foul discharge rates will be agreed with Yorkshire Water.

7.12

The proposal could have a ‘moderate’ effect to the surface water quality from silt laden
and contaminated land yet a construction management plan can manage this process
resulting in a ‘negligible’ residual effect.
Operational Phase

7.13

Once completed the Proposed Development is considered to have a ‘negligible’ effect on
flood risk. In terms of surface water, an agreed run-off rate that is restricted to the existing
greenfield rate will reduce the significance from ‘substantial’ to ‘negligible’
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7.14

In terms of foul water and the impact on public sewerage, the Proposed Development will
have a ‘negligible’ effect. Foul flow discharge rates will be agreed with Yorkshire Water.

7.15

The proposal will have a ‘moderate’ effect on the quality of surface water run off from the
developed area however with a Sustainable Urban Drainage System this will have a
residual effect of ‘negligible’.

Residual effects
7.16

There will be no residual flood risk following the construction phase. In terms of the
operational phase a standard flood routing exercise at detailed design stage will ensure
that properties will not flood in case of sewer network failure or attenuation storage
overflow.

7.17

Following the mitigation and improvement measures proposed, the residual impact in terms
of flooding and drainage are negligible. The flood risks identified are not significant and can
be mitigated at detailed design stage.
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8.0

ECOLOGY

8.1

Chapter 9 of the 2017 ES was superseded by a wide range of ecology surveys undertaken
at the site in 2020 by Brooks Ecological. Surveys that were undertaken in 2020 included
the following:
•
•
•
•
•
•
•
•

8.2

Preliminary Ecological Appraisal Report;
Great Crested Newt Survey;
Breeding Bird Survey;
Reptile Survey;
Riparian Mammal Survey;
Bat Activity Survey;
Habitat Regulation Assessment Screening Report;
Ecological Impact Assessment.

Much of the site is of low ecological interest, with the hedgerow, mature trees and ponds
representing areas of slightly better habitat; however, none are considered to be of greater
than site level importance.

8.3

There are no statutory designated sites within 2km of the site with the nearest site being
Strensall Common some 2.3km away which is a SSSI and SAC.

8.4

In terms of non-statutory designations, there are five York Sites of Importance for Nature
Conservation (York SINC) which fall within a 2km radius of the site, which are:
-

8.5

New Lane Meadows (POS 200m southwest)
North Lane Meadow (private land 270m north)
Earswick Meadow / Earswick Strensall Road (Pasture 690m north)
Huntington Field (1.2km east)
Joseph Rowntree School Pond (1.2km west)

The closest York SINC New Lane Meadow is designated due to its botanical interest as
Lowland Meadow and also for its great crested newt population. The site is associated with
an active residential development and is separated from the application site by another
residential development. The proposed development is very unlikely to impact on this York
SINC. The next closest York SINC North Lane Meadow, is also designated for its botanical
interest. It is located on private land, separated from the site by farmland with no public
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rights of way. The other SINCs are of sufficient distance from the site to remain unaffected
by the proposed development.

Habitats

8.6

Natural grassland occupies approximately half of the site, of which the majority has been
subjected to some degree of agricultural improvement. None of the on-site pasture has
been found to be of a quality that would allow it to be assessed as being Lowland Meadow.

8.7

Approximately half of the site is occupied by large arable fields, most of which are mainly
bordered by managed hedgerows and a thin margin of rank grassland. There are standard
trees present within most of the hedgerows, with the majority being larger mature
specimens of ash and oak. A small number of mature / senescent oak trees are present
within the southern half of the site, not associated with hedgerows.

8.8

Small farmland ponds are scattered across the site, positioned within the corners of many
of the pastures.
Fauna

8.9

Brooks Ecological have been involved in carrying out a wide range of ecological studies at
the Site since late 2012, with detailed great crested newt surveys having been undertaken
and updated across the survey seasons of 2013, 2015, 2016 and 2020; during which time,
a clear picture of Great Crested Newt activity has been collected.

8.10

There are a number of ponds on the site, specifically within the western proposed
residential area that have Great Crested Newts (GCN) present. Some are located within
the Site and some in close proximity to the boundary. A number of these ponds will remain
but the proposed development will result in the damage and loss of foraging habitat and
resting places used by GCN.

8.11

The proposed development poses a risk both directly and indirectly to GCN if undertaken
without suitable mitigation for GCN in place.

8.12

Bat activity surveys were carried out across the main spring, summer and autumn periods
of 2020. These surveys have recorded a typical pattern of bat activity across the Site, with
activity peaking in summer and reducing in spring and autumn.
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8.13

On-site surveys demonstrated that bat activity is focussed on mature treelines and
hedgerows within the western part of the Site, with activity to the east being significantly
lower in all three seasons. Activity overall is confined to solitary, or low numbers of bats,
foraging for short periods across the Site, with no one location being of obvious importance.
Common pipistrelle is the only species with moderate levels of activity. It can be reasonably
concluded that the site is of little importance to the local bat population. Creation of higher
value foraging habitat within land to the east, which will remain unlit, would be expected to
mitigate this impact. The effects of new lighting on local bat populations is therefore not
considered to be significant.

8.14

Three breeding bird surveys were undertaken at the site between April and June 2020.
Given the network of hedgerows and trees on the site, bird surveys revealed a breeding
bird assemblage typical of relatively low intensity arable farmland within an urban fringe
location, and populations of key breeding species which may be considered to be of district
value. 49 species of bird were recorded using the site, with 38 of these showing evidence
of breeding behaviour on site wither wholly within the red line boundary or within breeding
territories overlapping the site boundary. Of the 45 breeding bird species, eight species
were red listed and eleven were amber listed species of conservation concern, with 28
being green listed species (not currently of conservation concern) and the remaining two
are species not currently assessed.

8.15

In addition to the above-mentioned bird surveys, two evening surveys were undertaken to
assess the site for presence of Barn Owls were undertaken during in late June and midJuly 2020. No Barn Owls were observed foraging within the site red line boundary, or
commuting with prey, to or from trees on site during these survey visits. However, whilst
undertaking bat surveys on site visits on 26th May and 13th July 2020, a Barn Owl was
identified in a mature Oak tree in the centre of the site.

8.16

A water vole and otter survey were undertaken in May and September 2020. No evidence
of water vole activity was observed within any of the on-site ditches, during either the early
or late season visits. A likely absence of this species from Site can therefore be reasonably
concluded at present. In terms of otters, the late season survey found otter prints were
discovered in a drain. In response, remote camera traps were deployed along this section
of ditch, and footage of at least two otters was captured. To ensure otters can continue to
make use of this features as a corridor post development, suitable measures within a
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Construction Environmental Management Plan is advised. This could include standoffs
(c.10m min.) should be observed.
8.17

The 2020 Preliminary Ecological Assessment included a data search undertaken with
North and East Yorkshire Ecological Data Centre, which found that there were no records
of reptiles within a 2km search from the Appeal Site. Further walkover surveys were
undertaken between April and September 2020, which is the main active season for
reptiles to further assess the likely presence of reptiles. During the course of seven
separate site surveys there was no evidence of, or sightings of reptiles on site.

Mitigation / Ecological Enhancement
8.18

A number of mitigation measures are proposed as part of the development scheme. Much
of the site is occupied by habitats which have been significantly affected by the activities
of man, resulting in species-poor habitat lacking significant structural diversity. These
habitats would not represent a constraint to development. Where feasible the masterplan
has sought to avoid impacts on the habitat on site of greater ecological interest (hedgerow
network, mature trees and ponds). Where these habitats are lost, or degraded, suitable
mitigation will need to be provided. Standard conditions on any approval could require a
Construction Environment Management Plan (CEMP Biodiversity) and a Biodiversity
Management Plan (BMP).

8.19

In relation to GCN, a District Level Licensing (DLL) will need to be secured from Natural
England prior to any works commencing. The license will require a detailed Mitigation Plan
to be drawn up which demonstrates how the conservation status of the species will be
protected through construction and beyond.

8.20

The proposed development provides ample scope to accommodate GCN and ensure the
metapopulation’s long term viability. This includes green corridors ensuring retained ponds
remain will connected to one another, as well as to the water attenuation land to the east
of Monks Cross Link. The proposed country park / nature reserve will be managed for the
benefit of GCN and will more than compensate for the loss of terrestrial habitat, and new
ponds will be created for those that are lost.

8.21

There will be no direct impacts on roosting birds given the proposed retention of the small
tree roost identified in the 2013 survey. The proposed country park / nature reserve which
includes a number of standing water bodies and areas of large scale green infrastructure,
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will provide habitat of greater foraging value. This, along with the strong linear features
running west – east through the site will ensure links are maintained between potential
roost sites in existing housing to the west and the new area of high value habitat to the
east. Overall, impacts on local bat populations will be minimal.
8.22

To minimise the loss of breeding and foraging habitat for breeding bird species, the
proposed development has sought to retain existing areas of trees, tree-lines, hedgerow
trees, hedgerows and scrub habitat to provide foraging and breeding opportunities for key
bird species and to maintain connectivity throughout the site for all bird species. Nest boxes
are recommended to be incorporated within the development, and new planting of
hedgerows and trees of native species, which will assist in enhancing local bird biodiversity.
The water attenuation area should be subject to a BMP to show how it can deliver gains
for birds.

8.23

In relation to the existing occupied badger setts, they can be retained within the masterplan.
The ecologically sensitive masterplan sees large amounts of green space being retained
and leaves a network of green corridors through the site, therefore avoiding most long term
indirect impacts. Other indirect impacts associated with the construction phase
(disturbance through artificial lighting, noise, pollution or collision with machinery, and
trapping within open trances) can be addressed through a well throughout and carefully
planned ‘Badger Method Statement’. This could be an independent document or tied in
with the CEMP.

8.24

The mitigation and ecological enhancement leads to an overall moderate positive impact
on GCN and Birds and a neutral impact on badgers.

8.25

To summarise the ecological enhancements fall into two themes, firstly the land to the east
of Monks Cross Link to be used for water attenuation and a country park presents the
greatest opportunities for wildlife. Taking this land out of arable use alone much improves
the wildlife value and has the potential to allow the overall development to deliver net
positive effects for wildlife. Secondly, the new linear connections through the site will also
make a positive contribution to biodiversity. This will be achieved via both the enhancement
of current hedgerows and the creation of new ecologically valuable boundaries.

8.26

The ecological enhancements could be secured via a standard condition requiring
production and agreement of a Biodiversity Management Plan.
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Habitat Regulation Assessment (HRA)
8.27

A Habitat Regulation Assessment (HRA) Screening report was undertaken by Brooks
Ecological in February 2021 to assess whether the proposed activities associated with the
Site’s development are likely to have a significant effect on Strensall Common Special Area
of Conservation (SAC).

8.28

CYV request a HRA Screening report for any development that falls within a 5.5km zone
of influence around Strensall Common SAC. The Site is situated approximately 2.3km 3.2km southwest of Strensall Common SAC and therefore falls within its zone of influence.

8.29

Strensall Common is a 570-hectare site and has large areas of wet and dry heath. The site
is predominantly a wet heath, although its extent has been reduced by drainage. It is a
noted locality for having a complex mosaic of wet heaths and some dry heath elements.

8.30

The HRA looks at threats to the SAC and it is reported that the main issue currently
affecting habitats is a lack of management and hence scrub encroachment; this is being
controlled through management agreements with the MOD (who use the site) and their
tenants.

8.31

Natural England raised concerns on the threat posed by recreational pressure on Strensall
Common in 2018. As a result, CYC commissioned a Footprint Ecology study to undertake
a robust and comprehensive visitor assessment survey. The Visitor survey was undertaken
in August and September 2018 and concluded (in the absence of mitigation) that given the
scale of the new development adverse impacts on the integrity of the SAC cannot be ruled
out as a result of the quantum of development proposed.

8.32

However, the report concluded HRA report concluded that it is considered unlikely that
there will be any significant effects upon the conservation status of Strensall Common and
its qualifying features as a result of the development due to the following:

•

Strensall Common is sufficiently distant from the Site for direct impacts to occur,

•

The Site and Strensall Common are not hydrologically linked,

•

The proposals have incorporated a significant amount of readily accessible POS,
which will seek to retain dogwalkers on Site, and significantly reduce the need for
new residents to travel off-site for this purpose,
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•

A minor increase in footfall at Strensall Common is likely to occur, as a result of
development; however, the Footfall Survey highlighted that the effects of
recreational impacts on the common are limited in extent and severity,

•

As such, no significant effects to Strensall Common SAC from development of the
site are anticipated, as such, no additional assessments of likely significant effects
are currently required.

Cumulative Effects on the SAC

8.33

Within the Local Plan, two large-scale residential allocation sites are present within 5.5km
of Strensall Common, these being this application ST8 (Land North of Monks Cross – the
appeal site) and ST9 (North of Haxby).

8.34

In allocating these two sites within the Local Plan, the LPA must have assessed the
potential impact of residential development here on the SAC, and must have been satisfied
that significant adverse effects on Strensall Common would not result from their
development.

8.35

A planning application for residential development at ST9 has not been submitted and thus
in combination effects cannot be assessed. However, should an application be submitted
in the future, then it would be expected that a significant provision of public open
greenspace will need to be incorporated in the Site Layout to retain residents on Site and
minimise any recreational pressure on Strensall Common SAC.
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9.0

AIR QUALITY

9.1

Chapter 10 of Volume 2 in the ES reports the findings of an assessment of the likely effects
on local air quality as a result of the Proposed Development. The original NTS summarises
the air quality assessment undertaken by AECOM in 2017. As set out in the introduction,
a review of the ES was undertaken by The Planning Inspectorate as part of The Appeal
(reference: APP/C2741/W/21/3282969) and as a result a Supplementary Statement was
submitted in response to questions raised in The Planning Inspectorate’s letter of 21st
December 2021.

9.2

The Supplementary Statement on Air Quality this Chapter of the NTS summarises its
findings and highlights if there have been any changes to the original conclusions made in
relation to Air Quality.
Air Quality Considerations

9.3

The application site is not located within an air quality management area (AQMA) and
therefore it is considered unlikely that existing pollution concentrations at the proposed site
will be at risk of breaching the current UK air quality objectives. The nearest AQMA is 2.9km
from the site, on the approach to York city centre.

9.4

The original Air Quality Assessment was performed over four years before the time of
writing this updated NTS for the Planning Appeal. Over that period, there have been a
number of changes to assessment techniques and typical best practices, which are
described and considered in the updated Air Quality Statement (January 2022) provided
by AECOM and in relation to Appeal.

9.5

In 2017 a qualitative construction phase assessment and a quantitative operational phase
assessment was undertaken in accordance with national guidance. No significant residual
impacts were concluded for either the construction phase assessment or operational phase
assessment.

9.6

Whilst it is acknowledged that have been updates to air quality assessment tools and
databases since 2017 the 2022 update confirms that the findings of the 207 Air Quality
Assessment would not be significantly altered. There has been no material change in the
guidance relating to the assessment of construction and demolition phase effects since the
undertaking of the previous assessment. There has also been no change in the guidance
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relating to the assessment of operational phase effects since the undertaking of the
previous assessment.
9.7

Therefore, the findings and conclusions of the 2017 Air Quality Assessment, summarised
below, remain valid.
Construction and Demolition Phase

9.8

Demolition and construction activities have the potential to result in temporary impacts on
the local air quality. This is as a result of dust emissions, which increases the presence of
materials into the local atmosphere, and emissions from construction traffic.

9.9

The impacts associated with the construction phase of the proposed development have
been qualitatively assessed in line with established industry guidance (‘Guidance on the
assessment of dust from demolition and construction’ (IAQM, 2014)).

9.10

According to IAQM, the main air quality impacts that may arise during construction activities
are:
-

Dust deposition, resulting in the soiling of surfaces;

-

Visible dust plumes, which are evidence of dust emissions;

-

Elevated PM10 concentrations, as a result of dust generating activities on site;
and

-

An increase in concentration of airborne particles and NO2 due to exhaust
emissions from diesel powered vehicles and equipment on site and vehicles
accessing the site.

9.11

A four step process has been followed to determine the risk of potential effects during
construction phase.
Step 1:

Screen the requirement for a more detailed assessment:
In accordance with the IAQM guidance, a detailed construction phase
assessment is required

Step 2A:
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It will be necessary to demolish a small number of buildings as part of the
construction of the Proposed Development, and so the potential dust
emission classification is described as ‘negligible’.
The proposal is considered to have a ‘Medium’ magnitude of potential dust
emissions during the earthworks.
The phased construction and size of the buildings being constructed
indicate that the construction should be considered to have a ‘Small’
potential dust generating potential.
As a cautious approach the potential dust emission magnitude during trackout is considered to be ‘Medium.’
Step 2B:

Define the sensitivity of the area
The sensitivity of the area to dust soiling effects are considered to be High,
and for human health effects are Low.

Step 2C:

Define the risk of impacts
Summarised below

9.12

Source

Dust Soiling

Human Health

Demolition

Negligible

Negligible

Earthworks

Medium

Low

Construction

Low

Negligible

Track-out

Medium

Low

There are a number of mitigation measures that can be employed to control dust and
emissions generated during construction. An Air Quality and Dust Management Plan will
form part of the wider Construction Environmental Management Plan. A number of
mitigation measures for construction activities are summarised in the Air Quality
Assessment at Chapter 10 and include:
-

Regular on and off site dust inspections and monitoring / logging results, to be
made available to the Local Authority when asked;

-

Site preparation and maintenance to ensure that machinery and dust causing
activities are located away from receptors, as far as possible;
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-

Avoid site runoff of water or mud;

-

Erect solid screens or barriers around dusty activities or the site boundary
where necessary;

-

Where practicable ensure all vehicles switch off engines when stationary; avoid
diesel or petrol powered generators; produce a construction logistics plan to
manage the sustainable delivery of goods and materials;

-

Use of dust suppression techniques for cutting, grinding or sawing equipment;
Use of enclosed chutes, conveyors, and covered skips;

-

Storage of sand and other aggregates in bunded areas, sealed bags for smaller
supplies;

-

Use of fixed or mobile sprinkler systems where practicable on installed hard
surfaced haul routes;

9.13

Wheel washing facilities for vehicles leaving the site.

Overall it is considered that the effects during the construction phase will be of ‘Negligible’
significance.
Operational Phase

9.14

Air quality effects upon completion and occupation of the Proposed Development have
also been assessed.

9.15

The concentrations of NO2, PM10 and PM2.5 were assessed and in relation to NO2, a
negligible impact is predicted for the proposed development and the conservative
assessment approach taken it is concluded that the overall impact of the proposed
development on annual mean NO2 concentrations is not significant.

9.16

In relation to PM10, in accordance with EPUK & IAQM (2017) criteria predicted impacts on
annual mean PM10 concentrations are negligible at all receptor locations. This, coupled
with the conservative assessment approach taken it is concluded that the overall impact of
the proposed development on annual mean PM10 concentrations is not significant.

9.17

In accordance with EPUK & IAQM (2017) criteria predicted impacts on annual mean PM2.5
concentrations are negligible at all receptor locations. It is considered that the overall
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impact of the proposed development with respect to annual mean PM2.5 concentrations is
not significant.
9.18

Potential damage costs associated with the proposed scheme have been calculated using
the IGCB cost estimates and the assessment method. However, it should be noted that the
local air quality assessment, which determines the change in concentration at sensitive
receptors, concluded that the proposed development would result in ‘negligible’ impacts at
the modelled sensitive receptors.

9.19

Mitigation controls are recommended for inclusion in the proposed development. The level
of mitigation will be off-set against the calculated potential damage costs. Recommended
mitigation controls include:
•

Electric vehicle charging point at 10% of parking spaces;

•

Provision of green infrastructure;

•

Provision of secure cycle storage;

•

Incentives for the use of public transport;

•

Implementation of a Travel Plan

Cumulative effects
9.20

The traffic data that was used in the previous air quality assessment took account of the
potential cumulative impact on air quality of the Proposed Development together with other
potential developments and schemes. Therefore, the pollutant concentrations that were
predicted were based on the assumption that vehicle numbers on the roads would increase
due to unidentified potential developments and schemes. No specific consented/committed
development sites were considered and this approach was discussed and agreed with the
City of York Council.
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10.0 NOISE

10.1

The Noise chapter of the ES assesses the likely effects of the development on the
environment in relation to noise and vibration. It assesses the potential effects of
construction noise and vibration and changes in road traffic noise levels. The major source
affecting the site is road traffic, both from the A1237 York ring road, and also from Monks
Cross Link road.

10.2

Noise and vibration assessments have been carried out at a number of locations in the
vicinity of the proposed development site. The industry standards used to undertake the
original 2017 noise assessment are still the current standards for the acquisition of acoustic
date and as such the survey measurements and results are still valid. Additional updated
noise measurements have been undertaken in 2022 at the boundary of the proposed Site
at the south west and north. Additional measurements have also been taken of rehearsals
of the Shepherd Group brass bands which rehearse in a building on the boundary of the
Portakabin Ltd site with the development site.

10.3

The noise levels measured and propagation calculations indicate that the site is suitable
for residential development. Close to the existing roads, levels rise and mitigation to glazing
and ventilation will be required to account for the higher road traffic noise levels. Ground
borne vibration measurements are below the ‘low probability of adverse comment’ band
during the day and at the lower limit of the band during the night-time. As such groundborne vibration is unlikely to cause disturbance to people living within properties developed
on this site.

10.4

The noise impact of increased road traffic due to the development has been calculated
based on the predicted ‘do nothing’ and ‘with development’ scenarios for the year 2031.
Considering the predicted noise increases due to the scheme, existing noise sensitive
properties where road traffic noise from Monks Cross Link is the dominant noise source
(there do not appear to be any such properties) are predicted to have a noise increase
rated ‘Minor’ in the short-term and ‘Negligible’ in the long term. Existing noise sensitive
properties where road traffic noise from the A1237 is the dominant noise source are
predicted to have a noise increase rated ‘Negligible’ in the short-term and in the long-term.
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10.5

The sounds from the Shepherd Group brass bands will be audible in the outdoor areas of
the proposed properties, but not dominant and unlikely to be significantly disturbing. Sound
levels due to the brass band within properties with partially open windows will be
approximately 10dB below the industry criterion3 for living rooms and bedrooms with
windows partially open. With windows closed the sound of the brass band rehearsals is
unlikely to be audible.

10.6

Noise and vibration during the construction phase should be controlled to avoid significant
impact on existing noise sensitive properties. Details of the construction phasing and
schedule plant working on site have not yet been developed, however noise and vibration
from construction activities should be assessed and controlled in accordance with the
relevant guidance “Code of practice for noise and vibration control on construction and
open sites.” Suitable noise control measures should be employed including:
-

10.7

Design and maintenance of haul routes to reduce noise impact on sensitive
properties;
Minimise use of vehicles and vehicle engines;
Using effectively silenced equipment where available;
Use of enclosures or barriers to shield noise sensitive properties from direct
line-of-site propagation from noise sources;
Siting noise equipment away from noise sensitive properties;
Maintenance of plant and equipment to ensure that excessive noise is not
produced by worn or unmaintained plant.

Such measures can be established in an agreed Construction Environmental Management
Plan (CEMP).
Residual Effects

10.8

Internal noise levels will meet the relevant criteria for bedrooms and living rooms and hence
are suitable for residential occupation. Noise levels in outdoor areas will generally be below
the 55db LAEQ, 16h criterion for inner areas of the site and other areas shielded from direct
sound propagation from the York Ring Road and Monks Cross Link.

10.9

Road traffic noise impact on existing noise sensitive properties is deemed to be
‘Negligible’.

3

BS 8233:2014
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10.10 Construction noise and vibration should be controlled in accordance with the guidance of
‘Code of practice for noise and vibration control on construction and open sites’ which can
be controlled by a CEMP.
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11.0 LAND CLASSIFICATION

11.1

In response to The Planning Inspectorate’s letter of 10th December 2021, an Agricultural
Land Classification Survey was undertaken by Land Drainage Consultancy Ltd. This report
was provided to assist with quantifying the type and quality of agricultural land within the
Site. The report also provides a summary of the nature and extent of the agricultural land
that is impacted by the Proposed Development.

11.2

The classification of agricultural land is as follows:
1. Subgrade 3a: Good quality agricultural land - This land is good quality and Best and
Most Versatile (BMV).
2. Subgrade 3b: Moderate quality agricultural land - This land is of moderate quality and
suited to a narrow range of mainly winter sown combinable crops and grassland
3. Non-agricultural land - This comprises land in urban use

11.3

The report found the following for the Application Site:

Table 1. Monks Cross: Summary of ALC Grades within Site Area
ALC Grade

11.4

Area (Ha)

% Site Area

% Agricultural Area

Subgrade 3a

36.02

60

66

Subgrade 3b

18.95

32

34

Urban/Non-Agricultural

4.75

8

0

Total

59.72

100

100

The table above shows that development has the potential to impact on up to 55 hectares
of agricultural land and 36.02 hectares of ALC subgrade 3a BMV land. The proportion of
Best and Most Versatile Land (66%) within the site is similar to that estimated in the York
District (64% grade 2/subgrade 3a). The proportion of BMV land affected is more than
might be expected in the North Yorkshire Area (34%) and also Nationally (44%).
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11.5

The District contains a higher proportion of BMV status land than at a regional or National
scale. This is due to the geographical location, favourable climate and relief, underlying
geology and the quality of soils that have developed in the area. The District contains less
poorer quality land, meaning that, proportionately, it is more likely to contain better quality
agricultural land.

11.6

Agricultural Land Surveys completed on land in proximity to the site show a very similar
range of land grades. It is likely that finding a site of comparable size (59 ha) completely
devoid of BMV land in this area would be extremely difficult. It should be recognised that
the York District is occupied by higher proportion of BMV status land than usually found
elsewhere in the UK. Policy recommends the use of alternative and lower grade land
wherever practicable. It will therefore remain important to balance the need for this
development against the losses of BMV land and its strategic significance in the District.

11.7

Given the site constraints; the need to meet the housing yield; the particular need for
hedgerow standoff; Country Park provisions; and the need to include land for a School, the
practicality of avoiding grade 3 a and grade 3b agricultural land has not been a driving force
within the design of the site. The loss of grade 3a and 3b land is an inevitable consequence
of these constraints.
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12.0 GROUND CONDITIONS

12.1

Lithos Consulting Limited have undertaken a Geoenvironmental appraisal of the site, the
results of which are described in full in Chapter 13 of the original Environmental Statement
2018. The appraisal of the site has included a review of the site’s history and environmental
setting, and a ground investigation comprising 161 trial pits, including soakaway tests in 4
trial pits, 3 cable percussion boreholes and 8 dynamic probeholes.

12.2

The site predominantly comprises arable and pastoral farmland. There are however 2
residential buildings, a farmyard and associated farm buildings, a commercial unit and a
secure storage compound.

12.3

The Made Ground was mainly encountered within the farmyard and commercial area and
generally comprises hardstand over granular made ground and sub-base materials, to
maximum depths of 1.6m, but typically less than 1.

12.4

Much of the site has been occupied by arable and pastoral farmland (with associated
farmyard areas and out buildings) and railway land (non-electric) and a builders compound,
which is not considered likely to have caused significant ground contamination. However,
samples of made ground and samples of topsoil have been recovered in order to confirm
the absence of significant contamination and suitability for re-use respectively.

12.5

Of the 30 samples of Topsoil and Made Ground Topsoil analysed for inorganic parameters,
all can be classified as uncontaminated and is considered suitable for re-use. Of the 21
samples of made ground analysed for inorganic parameters, 16 can be classified as
uncontaminated and 5 could be classified as contaminated. The most common
contaminants are lead and zinc within the granular made ground sub-base strata. These
contaminated soils could be retained on site beneath areas of hardstanding, or below
600mm of clean cover in garden / landscaped areas.

12.6

The made ground within the farmyard (which accounts for c. 2% of the total site area,
generally comprises hardstand over sub-base, over sand with gravel or concreate, brick
and pottery. Samples of the made ground (9 no.) recovered from this land were also
analysed for a standard suite of contaminants. These samples yielded sporadic elevated
concentrations of contaminants at such concentrations that are not unusual on brownfield
sites, and potential risks posed to end users following redevelopment can be readily
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mitigated by simple means; namely isolation beneath a 600mm thick surface cover of
“clean” soil in garden / landscaped areas.
12.7

In summary, it can be concluded that the limited contamination identified on site can
be readily dealt with and it will not then give rise to any significant effects.

12.8

The site is located beyond the Coal Authority’s defined coalfields.

12.9

There are no known or suspected areas of landfilling within 250m, and the site is not in an
area considered susceptible to mines gas, nor is it underlain by shallow mineworkings. The
site is in an area where less than 1% of homes are estimated to be above the radon action
level. As such, no special precautions against hazardous gas are required.

12.10 Due to the very slow infiltration rates soakaways are very unlikely to provide a suitable
drainage solution for surface water run-off at the site. Consequently, it will be necessary to
consider alternative sustainable drainage systems, and they may be a need for surface
water balancing.
12.11 Given the absence of any significant contamination, a remediation strategy is not
considered necessary. However some preparatory works will be required, most notably:
-

Demolition of the existing farm buildings and dwellings;

-

General site clearance of surface materials and vegetation;

-

Topsoil strip and stockpile;

-

Break-up of slabs and hardstand;

-

Placement of a 600mm thick surface cover of “clean” soil comprising 500mm
subsoil and 100mm topsoil in garden / landscaped areas within the farmyard
compound areas.

12.12 In relation to recommended foundations, it is considered that shallow strip or deepened
trench fill footings will be the most suitable foundation solution for the majority of the two
or three storey houses constructed at the site. It is likely that some plots will be located
over hedgerows which will be removed prior to construction, consequently some plots will
require significantly deepened foundations, or possibly even piled foundations. Plots within
the centre / south of Area A (See drawing 1760/9/B at Appendix B) will likely require piling
due to the presence of loose sands underlain by soft / highly compressible clay.
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12.13 Further trial pitting (post vacation; and preferably post demolition) of the farmyard is
recommended. Further investigation could be carried out to fully delineate areas which
require alternative foundation solutions.
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13.0 SUMMARY & CONCLUSIONS

13.1

This chapter summarises the mitigation and residual effects identified in each of the
technical assessments identified in the ES, which has been prepared to accompany an
Outline planning application on land north of Monks Cross, York.

13.2

Measures have been incorporated into the Parameter Plans to avoid, reduce or offset
significant environmental effects. Where this has not been possible, further mitigation
measures have been proposed along with the residual effects of the Development following
mitigation.

13.3

It should be noted that this is an Outline application with the detailed material being
presented in a series of Reserved Matters applications at a later stage. It is possible the
scale of the impacts referenced in the Environmental Statement are changed as a result of
those later submissions.

13.4

It is recognised that the development will have some negative impacts on the local
environment with the most obvious being the impact on the local landscape and the loss
of a greenfield agricultural site. These are matters considered as part of the ‘planning
balance’ contained within the Planning Case Report that sits outside the EIA.
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PARAMETER PLANS
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Figure 7
Illustrative Masterplan
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Figure 9
Demolition Plan
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