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Introduction

This provides a non-technical summary of the environmental
statement which accompanies a planning application for the re-
development of the former Terry’s Chocolate Factory on Bishopthorpe
Road, York.

The planning application seeks permission for a range of uses
including housing, apartments, offices, two hotels, a small shop, a
nursery, a medical centre and a range of bars, cafés and restaurants.

Most of the application is applied for in outline form, and hence further
detailing will be provided through subsequent applications. However,
the principle and general scale of those uses is sought for approval.
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Some areas of the re-development are included in detail. This is
principally because the site has several iconic listed buildings and it is
necessary to have a clearer idea of the development that may take
place. Also, as these buildings exist re-using them for other uses
requires a form of planning application which cannot be submitted in
outline- a change of use. The application seeks permission for a
number of different uses within these buildings, but as there is a need
to make sure that these historic buildings are viably occupied, the
exact level of each use within those buildings has not been defined.
The intention is that this be finalised as the development progresses,
and the Council control the mix of uses overall through agreement
and re-appraisal of the uses.

The site is located approximately 2 km to the south of York City
Centre, with existing access points off Bishopthorpe Road and
Campleshon Road.

It's location is shown on the plan below:



The development which the planning application seeks
approval for is shown on the Parameters Plan and an
accompanying table which specifies the scale of the
development. This plan shows the basic form and layout
of the development and will guide future planning
decisions.

The application is also accompanied by a Masterplan
(See below). This plan shows how the amount of
development shown on the Parameters Plan might be
built. The Masterplan is illustrative, although it provides a
good guide as to how the development may be when it's
completed. Further guidance on how the development
may be laid out and appear is set out in a Design &
Access Statement and also a Design Code.

The Environmental Statement considers a range of
issues and these are summarised in this document.






1. Archaeology



Archaeology

The Site’s location on higher ground above the River Ouse would
have made it attractive to early people in the Prehistoric Era for
hunting and possibly for settlement. However, there is no evidence to

suggest activity during this period.

The discovery of Roman Burials (including high status burials in stone
coffins) during the 19th century suggests that Bishopthorpe Road may
be a Roman road. Evidence of Romano-British agriculture on the site
gives it moderate potential for finding remains from this period.
However, desk based assessment and archaeological investigations
have shown that gravel digging and the construction of the factory are
likely to have removed remains of this (and all periods) from most of
the Site. Only one area has real potential for remains to survive, which
is the “Works Park” or formal gardens, to the south-east of the Site.
This evidence relates to agricultural activity with a strong hint of a

settlement nearby and is of no more than local significance.

Land underneath the wooded bund at the north eastern corner of the
site, along Bishothorpe Road and Campelshon Road, may also have
some potential for Roman Remains to survive as it hasn’'t been built
on before. If Bishothorpe Road is Roman in origin, there is a

possibility that burials may be preserved in this narrow strip.

The Site appears to have been in agricultural use during the Medieval

and Post-Medieval Periods. 19th and 20th century developments will



have severely impacted on this activity and it considered to be of no

more than local significance.

Overall the known and suspected archaeology within and in the
immediate vicinity of the Site is of no more than local importance.
However, this does not mean that remains of greater importance will
not be discovered. For instance, should any Roman burials be

discovered, these could be considered of regional importance.

In order to ensure that the development does not have any significant
negative effects on archaeology, it is proposed that all sensitive areas
will be subject to a “watching brief” and further archaeological
investigation if any remains of significance are found. All remains will
be recorded in detail before any development proceeds on the areas

where remains of importance are found.



Built Heritage

The site lies partially in a Conservation Area, centred around Terry’'s
and the Racecourse. It also has a number of listed buildings dating
back to when the site was first built. The application will see some of
these buildings altered, although this is principally to remove modern
additions which detract from their special character. There will also be
two buildings demolished- one which is listed but is not of great
architectural importance, being a standardised air raid shelter
structure, and another modern building, which is controlled by

conservation area rules on demolitions.

A Heritage Management Plan has been drawn up summarising the
present conditions of the factory complex along with short and long
term threats to the Listed Buildings and Conservation Area. This
details necessary and voluntary works and enhancements for each
Listed Building. The Heritage Management Plan will ensure that any
longer term change is proportional, managed and carried out in such
a way as to retain the significance and special character of the Listed

Buildings and the Site.

The following, basic principles will be applied to ensure that the

impacts on built heritage are minimised:

New development should employ good design and make a
positive contribution to the conservation area and listed

buildings

Alterations and additions to listed buildings should be

incremental and proportionate

Low quality modern accretions will be removed, including
inappropriate link bridges leading from the Central Services
buildings; blocked windows and external lift at the Multi-
Storey-Factory; additional steps and doors on the western

face of the Transformer House



Where possible interior finishes and features should be

retained, preserved or covered and salvaged for re-use.

Servicing spaces should be, where possible, off street so as
not to detract from the Conservation Area’s character and

setting

Any loss to the fabric of the listed buildings may be mitigated
by designing new entrances etc. in materials and styles

appropriate to their location

The insertion of new floor levels and internal remodelling will
aim to be targeted on areas of low significance or where

significance has already been compromised by remodelling.

Replacement fenestration and light wells should aim to
recreate the character of the existing but this should not

exclude the introduction of modern energy efficient units.

Removal of buildings which do not make a positive contribution to the
conservation area or setting of the listed buildings will be mitigated by
the construction of replacement buildings which will make a positive
contribution. These will use appropriate materials, and be of a height

and form which relates well to the listed buildings.

The overall effects of the development will be positive, in terms of the
removal of the modern additions to the buildings and demolition of
buildings which detract from the character of the area. However, the

works to accommodate new uses within the listed buildings are likely



to be minor adverse, as some level of change to the building fabric as
it currently stands is inevitable if they are to be maintained in a use

which benefits their future.

Transport

The development will generate traffic and the principal objective of the
ES was to consider the effects of this on road junctions close to the
development. The impact at each junction has been considered
individually and in most cases it was found that there would be
adequate capacity to accommodate the proposed development.
However, there are some junctions where further works or
improvements will be required. These are highlighted below:

Knavesmire Road / Tadcaster Road / Mount Vale

This junction already operates above capacity and so is problematic
even without the development. This position clearly worsens with the
proposed development. However, it is proposed to signalise the
junction, which will it enable to operate within acceptable limits and at
a level which is an improvement over the current situation. Therefore
there would be a significant positive impact at this junction.

St Helen’s Road / Tadcaster Road

This junction currently operates at an acceptable level, and would also
do so with the development, except in 2021 when general traffic
growth makes the situation worse. In order to address this the
developer and Council are working together to devise a scheme of
improvements which may include physical measures to enhance bus
priorities at this junction, enhancements to wider bus services or other
measures to reduce car travel along this road. As the junction does
not exceed capacity for a number of years, this approach is
considered to be appropriate.

Sim Balk Lane / Tadcaster Road

Without the development, this junction will operate within acceptable
limits, although in 2021, would not. It would operate satisfactorily with
the development when it opened, but not in the future. Some physical
works are required to this junction , but they will be undertaken as part
of the Askham Bar Park & Ride proposals.



Church Lane / Sim Balk Lane

This junction already exceeds capacity at the moment and so the only
way it can be improved is by reducing traffic flows more generally.
The provision of improved bus services will cause a decrease in (car)
flows along Church Lane, thus reducing the impact of development.
The additional bus service would reduce the impact of the proposed
position at this junction to a moderate adverse impact.

Nunnery Lane Gyratory

This gyratory system does not operate within acceptable limits at
the moment, or in any of the assessment years. Given the physical
constrains on this junction the developer is seeking to agree a
suitable scheme of physical works (which will involve an

amendment to the traffic priorities) or other appropriate alternative
mitigation measures that are compatible with the aim of reducing
travel generated by the development.

The Pedestrian and Cycle Network

The streets in the area around the site are generally provided with
good facilities for pedestrians and cyclists. There is some scope to
provide local improvements to complement existing facilities. The
developer is seek to agree a suitable scheme of physical pedestrian
and cycle measures or alternative mitigation measures that would;

Improve the consistency and range of facilities for
pedestrians and cyclists in the area;

Address any under-provision of highway capacity at
locations affected by development traffic; and / or

Provide other enhanced facilities to encourage a modal shift
away from single car occupancy trips.

The transportation issues arising from this development are
considered to be negligible, although there are several junctions
which, base don the modelling work, will need further investigation or
stronger travel demand reducing measures to ensure their acceptable
operation. However, these junctions are those which already operate



beyond capacity and so any improvements which can be achieved as
a result of the development will be helpful.

Ground Conditions

The site has been subject to intrusive investigation and the risk of
contaminants being present is considered to be low. However, a
range of mitigation and precautionary measures will be put in place to
ensure that any unexpected contamination will not present a risk to
ecology, the water environment or humans.

Drainage and Flood Risk

The flood risk assessment prepared for the development shows that
the site is not at risk of flooding. This chapter of the ES concentrates

on ensuring that the construction stage of the development does not
result in debris being transported to the water environment and also in
outlining a scheme which ensures that the development will not result
in a greater risk of flooding elsewhere.

A range of best practice measures will ensure that the water
environment remains unpolluted and a drainage system will be
devised which limits flows off site to ensure that relevant surface
water attenuation rates are achieved. The outflows from the site will
not change significantly, as existing outfall positions are likely to be



utilised. However, flow rates will be reduced, which will ensure that
the site makes a lesser contribution to flooding in the wider York area
than at present, which is considered to be a benefit.

Landscape and Visual Impact Assessment

A comprehensive landscape character and visual impact assessment
of the proposals has been undertaken. A large number of viewpoints
have been analysed both at the point of development being
completed and also 10 years after this, to allow time for the
landscaping to mature. The assessment is extremely comprehensive
and hence this summary focuses only on certain key views, being
those where people are most likely to be affected by the development-
ie those living close by, of those views from important historic
landmark buildings / structures in the City.

Views from Cliffords Tower will be very limited and whilst the
development will be visible in front of the multi storey factory and
clock tower buildings, these existing buildings will continue to
dominate the skyline in this area of the view.

View from Cliffords Tower.



Views from the A64 will also be limited, with the Multi storey Factory The view obtained from Tadcaster Road is changed only by the
and Clock Tower continuing to dominate the view achieved of the site removal of roof top plant on the multi-storey factory and its
replacement with the light glazed roof extension.

View from the A64



Views from the western end of Campleshon Road will change,
principally through the addition of the “Senior Living” building and the
addition of the roof top extension of the multi storey factory.

However, views from the central portion of Campleshon Road will
change significantly, with the removal of the palisade fencing and
utilitarian buildings. The photomontage shown below doesn't include
any mitigation measures, and it represents only the general scale and
massing of the development shown on the master plan. This view will
appear as an attractive new street, bounded by residential scale
development with an uninterrupted view terminating at the multi story
factory.
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Views of the main factory entrance will also improve significantly
through the removal of the central services building and the opening
up of the central boulevard:

The view with the most significant change along Bishopthorpe Road is
at the central portion, which will see the introduction of the new care
home and its own access point. This area of the site will see
considerable landscaping which will soften the view as shown below,
and again the montage only shows the scale and form of the building.
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The northern end of Bishopthorpe Road, at its junction with
Campleshon Road will see retained landscaping and also the removal
of the palisade fencing. The development, some 4 storeys high at this
point, will remain largely unseen.

Noise and Vibration

Construction noise levels have been estimated at the four closest
residential properties around the site boundary.

To the north at properties on Campleshon Road, worst case
construction noise levels are predicted to result in adverse effects of
moderate significance. Therefore site boundary noise barriers are
proposed along the northern site boundary during the construction of
the closest areas of the site.

At properties to the east, on Bishopthorpe Road, worst case
construction noise levels are generally slightly lower, however, to
ensure a consistent approach the use of site boundary noise barriers
along the eastern site boundary will also be used.

To the west only one individual property has been identified on
Racecourse Road. The property is located on the boundary of the
site, therefore substantial adverse effects are predicted. Site
boundary noise barriers at this property are also proposed during
construction works in the vicinity of this property.

The operation of the site will affect traffic flows on surrounding local
roads. Only one road, Bishopthorpe Road (between Campleshon
Road and the main site entrance) is predicted to experience a
potentially significant increase in traffic flows of over 25%. A slight
increase (+1.8 dB) in corresponding baseline road traffic noise levels is

12



predicted at the closest properties to this section of Bishopthorpe
Road. This level of change, however, is barely perceptible.

The impact of activities at the adjacent racecourse, has been
assessed in the vicinity of the proposed new apartments on the roof of
the factory building. The effect of this noise will be negligible.

The impact of the existing transformer compound, on Campleshon
Road, on the closest proposed new properties has been assessed. In
the absence of additional mitigation the effect on the closest
properties to the south and west would be significant adverse from
this existing noise source. A range of mitigation measures are

proposed which will be examined further to meet acceptable noise
levels which will be required to be adhered to by planning condition.

At this stage no details of any new noise sources, such as air
conditioning fans, introduced as part of the development, are known.
Therefore target noise levels to ensure no adverse effects at the
closest existing or proposed new properties have been specified.

Based on the monitoring of existing worst case noise levels during a
race event, and the prediction of future road traffic noise levels, the
site has been classed as falling within Noise Exposure Categories
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which show that residential development is acceptable on the site in
noise terms. Mitigation measures in the form of glazing and
ventilation will ensure York City Councils internal noise criteria are
met. The site has been designed to ensure traffic noise levels are
minimised in private rear gardens.

Air Quality

The air quality assessment evaluated the potential local air quality
impacts and considered the impact of dust and other particulates
during the construction phase, as well as the air quality impacts

associated with changes in traffic flows.

Standard dust control measures will be implemented during
construction which will ensure that this potential effect is controlled to
an acceptable level. The Residential properties within 50 m of the site
boundary, such as those located on Campleshon Road, Bishopthorpe
Road and Racecourse Road, may experience occasional incidents of
dust increases during times when activities are carried out in
extremely dry and windy weather. These will be restricted to short-

term episodes and are assessed a being of slight significance.

When the site is operating, changes to road traffic flows have been
assessed as not resulting in a significant change in pollutant
concentrations, particularly within the three Air Quality Study Areas,

which are particularly sensitive to vehicle emissions.

Ecology

The development is unlikely to have any ecologically significant
impacts that are negative. Mitigation to prevent negative impacts upon

species includes proposals regarding:

Pre-commencement surveys and/or the scheduling of works to
avoid direct impacts upon birds, badgers, foxes and bats and

The careful planning of lighting schemes to minimise the
potential for bats to be discouraged from using the site for
foraging and commuting

Positive ecological effects are likely to occur from through retaining
the majority of woodland on the site, as well as new planting.
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A landscaping and maintenance plan for the site will be prepared to
help promote the maximum level of biodiversity benefits across the
site when landscaping is being designed and maintained. The new
and retained planting within and around the development, could offer
potential benefits for a range of species in the local area, including
invertebrates, amphibians, birds and bats. These considerations
should also be considered within the context of the site’s landscape
and sustainable drainage strategy.

Construction

The construction chapter sets out a range of commitments and
measures to ensure that construction activity is well managed and
that any effects of this stage, including noise, dust, mud being
transferred to the surrounding roads, are controlled and efficiently
dealt with.

The developer will sign up to the considerate constructors scheme,
and a construction stage management plan will be prepared to guide
operations during that phase of development.

Measures will including dust suppression, minimising the need to
import and export materials from the site, hoarding to reduce visual
impacts.
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Sustainability

This chapter of the ES sets out an assessment of the sustainability of
the site and offers commitments to adhere to standard building rating
level to ensure that their effects on the environment are reduced.

All housing will be built to meet or exceed Code for Sustainable
Homes Level 3; and al commercial buildings will meet BREEAM Very
Good or Excellent standards.

Cumulative Impacts and Impact Interactions

The ES also considers whether or not any issues have arisen or will
arise as a result of the effects of the development interacting with, or
adding to the impacts of other schemes in the area. The methodology
adopted for the ES included all known development sites at either
baseline or impact assessment stages and, therefore, it is concluded
that no such impact are likely to arise.
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