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Executive Summary 
Bishop Monkton Parish Council OBJECTS to planning application 26/03292/OUTMAJ for 
up to 85 dwellings at Milner Farm. The objection is based on the scale and cumulative 
e(ect of the proposal, the present lack of foul sewer capacity identified by Yorkshire 
Water, documented recent sewage escapes within the village, unresolved gypsum and 
ground-stability implications, the constrained rural highway network, harm to the rural 
settlement edge and heritage setting, pressure on the e(ective developable area, and 
uncertainty over whether all necessary mitigation and infrastructure can be delivered 
together. 

Principal reasons for objection 
1. Conflict with the spatial strategy and national policy tests. The site lies outside 
the defined development limits of Bishop Monkton and is not an allocated housing site. 
The Parish Council recognises that the current five-year housing-land-supply shortfall is 
a material consideration under the 2026 NPPF. However, Policy S5 requires 
development outside settlements which addresses unmet housing need to be of a 
scale that can be accommodated taking account of existing or proposed infrastructure. 
The Parish Council is not satisfied that this has been demonstrated here. 
 
2. Cumulative growth and village identity. The Parish Council’s housing-stock 
analysis uses a baseline of 395 dwellings and shows a progression to 570 dwellings 
after Church Farm (+32), Avant (+58) and Milner Farm (+85): a cumulative increase of 
approximately 44%. The issue is the combined change to the scale, infrastructure and 
identity of Bishop Monkton, not 85 dwellings viewed in isolation. 
 
3. Foul drainage capacity and existing network problems. Yorkshire Water states that 
the sewer network does not presently have su(icient available capacity for the 
development, that the proposal may cause Bishop Monkton Waste Water Treatment 
Works (WwTW) to fail an agreed standard, and that Yorkshire Water would likely not 
support the proposal. The previously proposed foul-water point of discharge is no longer 
valid. This current assessment sits alongside documented sewage escapes within the 
village, Yorkshire Water's earlier acknowledgement of operational issues and a network 
getting close to capacity, and 2024 Environment Agency EDM data recording storm-
overflow operation at Bishop Monkton No. 2 STW. 
 
4. Gypsum and ground stability. The JBA/Ousewem catchment study identifies 
soluble-rock and sinkhole risk across Bishop Monkton and advises that, absent 
supporting survey evidence, locations should be assumed susceptible to subsidence 
risk. Run-o( attenuation and management is rated as having a high potential impact on 
development of a new or existing sinkhole network. The interaction between site-
specific geology and the proposed drainage system requires resolution. 
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5. Highway network resilience and safety. The proposal adds tra(ic to a constrained 
rural road network characterised by narrow carriageways, single-width sections, pinch 
points, narrow bridges, limited passing opportunities and dependence on critical 
access points. Dated Parish Council photographs also demonstrate flooding a(ecting 
principal approach routes. The Parish Council’s concern is the cumulative safety and 
resilience of the network, including pedestrians, cyclists, equestrians, agricultural 
vehicles and emergency access. 
 
6. Landscape and settlement-edge harm. The site forms part of the transition from 
Bishop Monkton to open countryside. Development would urbanise this edge through 
housing, estate roads, lighting, drainage and associated infrastructure. The applicant’s 
landscape mitigation is therefore fundamental, not optional. 
 
7. Heritage setting. The proposal a(ects the rural setting of The Old Vicarage and views 
involving St John the Baptist Church. Building height, massing, setbacks, structural 
planting and development-free areas must be treated as substantive constraints on the 
layout. 
 
8. EJective site capacity and mitigation. The mitigation package is necessary to make 
the development acceptable and must therefore be treated as fixed. Once the land 
required for SuDS, landscape bu(ers, retained trees and hedgerows, biodiversity, public 
open space, heritage protection and highway infrastructure is properly allowed for, the 
Parish Council is not satisfied that the remaining e(ective developable area can 
accommodate 85 dwellings without compromising that necessary mitigation. 
 
9. Community infrastructure. Growth must be matched by timely infrastructure. 
Healthcare, education, utilities, drainage and transport should be considered 
cumulatively. Financial mitigation does not itself create immediate physical capacity. 
 
10. Planning balance. The Parish Council recognises the housing benefits and the 
current five-year housing-land-supply shortfall. It also notes that the 2025 Housing 
Delivery Test records North Yorkshire at 218%, with no HDT policy consequence. In the 
Parish Council's judgement, the cumulative harms, infrastructure constraints and 
unresolved environmental risks identified in this representation substantially outweigh 
the benefits of the proposal. Permission should be refused. 
If the Local Planning Authority is nevertheless minded to grant permission, the Parish 
Council requests binding safeguards, including Grampian-style controls preventing 
development or occupation from getting ahead of foul drainage reinforcement and site-
specific ground-stability/drainage resolution. 
Source: Parish Council housing-stock analysis; Yorkshire Water correspondence dated 24 February 2026 and earlier 
Yorkshire Water correspondence; Environment Agency 2024 EDM storm-overflow regulatory data; JBA/Ousewem Technical 
Note dated December 2024; applicant SuDS and Foul Drainage Strategy; application and consultee material; National 
Planning Policy Framework 2026; Housing Delivery Test 2025 measurement. 
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1. The Parish Council’s Objection and Planning 
Context 
1.1 Nature of the application 
The application seeks outline permission for up to 85 dwellings with associated access, 
landscaping, open space and infrastructure. Although detailed layout and other matters 
are reserved for later approval, this application seeks permission for up to 85 dwellings. 
The Local Planning Authority must therefore consider now whether the site can 
satisfactorily accommodate that number together with all necessary infrastructure and 
mitigation. 

1.2 Development Plan conflict 
The application site lies outside the defined development limits of Bishop Monkton 
established by Policy GS3 of the adopted Harrogate District Local Plan and is not one of 
the housing allocations identified through Policy DM1. It should therefore be assessed 
as residential development on an unallocated site outside the settlement boundary. 
Under section 38(6) of the Planning and Compulsory Purchase Act 2004, the application 
must be determined in accordance with the Development Plan unless material 
considerations indicate otherwise. 
 
The applicant relies on the housing-land-supply position and national policy support for 
housing delivery. The Parish Council recognises that the acknowledged five-year 
housing-land-supply shortfall is a material consideration. Under the National Planning 
Policy Framework published on 17 August 2026, Policy S3 directs proposals outside 
settlements to Policy S5. Policy S5 includes housing addressing evidenced unmet need, 
but requires such development to be physically well-related to a settlement and of a 
scale that can be accommodated taking account of existing or proposed infrastructure. 
Where Policy S5 applies, the proposal should be approved unless the benefits of doing 
so would be substantially outweighed by adverse e(ects when assessed against the 
national decision-making policies in the Framework. Those requirements are directly 
relevant to the foul drainage, highway and wider infrastructure evidence set out below. 
The latest 2025 Housing Delivery Test separately records North Yorkshire at 218%, with 
9,106 homes delivered against a requirement of 4,171 over the relevant three-year 
period and no HDT policy consequence. That does not remove the five-year supply 
shortfall, but it is relevant context: recent delivery performance should not be conflated 
with the forward-looking land-supply deficit. Annex A of the 2026 NPPF also makes 
clear that the weight given to pre-existing Development Plan policies is not reduced 
merely because they pre-date the new Framework; the starting point therefore remains 
the adopted Development Plan, subject to the statutory planning balance and the new 
national decision-making policies. The Parish Council's position is that, when the 
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proposal is assessed against Policy S5 and the evidence set out in this representation, 
the benefits of the proposed development are substantially outweighed by its adverse 
e(ects and unresolved risks. The Parish Council therefore objects to the application 
and considers that planning permission should be refused. 

1.3 Objection-led assessment 
The Parish Council sets out below the material planning reasons for its objection. The 
representation focuses on identified planning harms, the cumulative e(ects of growth, 
infrastructure constraints and unresolved risks, while acknowledging benefits where 
necessary to undertake the planning balance. This objection is not made from 
opposition to new housing in principle; it reflects the Parish Council's judgement, 
on the evidence set out below, that the adverse eJects and unresolved risks of this 
specific proposal substantially outweigh its benefits when assessed under the 
applicable Development Plan and national decision-making framework. 

1.4 Core proposition 
The proposal must be assessed as a whole. Its acceptability depends upon foul 
drainage reinforcement, safe highway operation, landscape and heritage mitigation, 
SuDS, ecology and biodiversity measures, public open space, utilities and good design 
all being capable of delivery together. The Parish Council is not satisfied that this has 
been demonstrated for up to 85 dwellings. 
Source: Adopted Harrogate District Local Plan; National Planning Policy Framework 2026, including Policies S3 and S5 and 
Annex A; Housing Delivery Test 2025 measurement; applicant Planning Statement and application material. 
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2. Cumulative Growth, Village Identity and the 
Emerging Neighbourhood Plan 
2.1 Scale of cumulative growth 
The Milner Farm application should not be considered as an isolated addition of 85 
dwellings. The Parish Council has considered the housing-stock journey for Bishop 
Monkton using a baseline of 395 dwellings, then Church Farm (+32, comprising 
development applied for, consented and/or under construction as applicable), Avant 
(+58, consented) and Milner Farm (+85, this application). On that basis the housing 
stock would rise to approximately 570 dwellings, an increase of about 44% over the 
baseline. 

 
Figure 1 – Housing stock journey used by the Parish Council. 

The 44% figure is a cumulative figure. It is not asserted that Milner Farm alone increases 
the village by 44%. The significance is the combined e(ect of successive developments 
on a small rural settlement. 

2.2 Cumulative eDects 
The Parish Council considers it essential that Milner Farm is not assessed as though it 
were an isolated development. Its e(ects should be considered cumulatively with 
recent, committed and proposed development a(ecting Bishop Monkton. The 
cumulative consequences extend beyond dwelling numbers: additional growth a(ects 
the character, spatial form and physical extent of the village and adds demand to 
highways, foul drainage, healthcare, education, utilities and community services. These 
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e(ects should be assessed across completed, committed and proposed growth rather 
than segmented by individual application. 

2.3 Wider committed development 
The cumulative assessment should also recognise major non-residential development 
already permitted in the immediate rural setting of Bishop Monkton. Planning 
permission HGTZC23/04361/EIAMAJ was granted on 31 July 2025 for a ground-mounted 
solar farm of up to 43MW on approximately 66.56 hectares of agricultural land between 
Wormald Green, Bishop Monkton and Burton Leonard. Pre-commencement conditions 
are now being discharged. Although this development does not contribute to the 
housing-stock figures above, it represents a further substantial committed change to 
the rural landscape surrounding the village and should form part of the assessment of 
cumulative landscape and settlement-setting e(ects. 

2.4 Village identity and settlement form 
Successive edge expansion risks changing the relationship between Bishop Monkton 
and its surrounding countryside. Milner Farm would extend built development into 
agricultural land at a sensitive village edge and add estate roads, lighting, drainage 
infrastructure and other suburban features. The Parish Council considers that the 
cumulative urbanising e(ect should carry material weight. 

2.5 Emerging Neighbourhood Plan 
The Parish Council is developing a Neighbourhood Plan. It does not rely on prematurity 
as a freestanding reason for refusal. The emerging plan is relevant context because it 
reflects active community consideration of Bishop Monkton's future spatial form, 
infrastructure needs and development priorities, and reinforces the importance of 
assessing cumulative growth rather than individual proposals in isolation. 
Source: Parish Council housing-stock analysis using 2021 ONS data, planning records for major developments and the 
current application; Bishop Monkton Neighbourhood Plan work. North Yorkshire Council planning history for 
HGTZC23/04361/EIAMAJ and condition-discharge decision 26/02675/DISCON. 
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3. Foul Drainage and Waste Water Capacity 
3.1 Yorkshire Water’s February 2026 position 
Yorkshire Water's pre-planning sewerage response dated 24 February 2026 arose from 
the applicant's own pre-planning enquiry. It identifies Bishop Monkton Waste Water 
Treatment Works as the receiving works and states that the proposed development may 
cause the works to fail an agreed standard. 
Yorkshire Water then states unequivocally that, at present, the sewer network does not 
have su(icient available capacity to support the size of development proposed. 
Yorkshire Water also records that the site is not allocated within the adopted Local Plan 
and has therefore not been considered within the current Asset Management Plan 
period. It states that, should the site come forward as part of a planning application, 
Yorkshire Water would likely not support the proposal. 
The February 2026 correspondence is now available on the planning portal as Appendix 
6 to the applicant's drainage material. It should be read as central evidence on the 
current foul-drainage position. 

3.2 Connection and reinforcement remain unresolved 
The previous proposed foul-water point of discharge is expressly stated to be no longer 
valid. Yorkshire Water indicates that, if the site benefits from the necessary 
permissions, it may undertake a feasibility study to determine suitable foul connection 
points, available network capacity and timescales for upgrading works. Yorkshire Water 
also cautions that, following the October 2011 private-to-public sewer transfer, there 
are many uncharted Yorkshire Water assets not currently shown on its records. Against 
that background, the actual connection route, downstream network characteristics, 
available capacity and any necessary reinforcement remain matters requiring 
resolution. 
The applicant’s own submitted SuDS and Foul Drainage Strategy drawing likewise states 
that Yorkshire Water is to confirm the point of connection for foul drainage post-
planning, and records the existing drainage information as indicative only and to be 
confirmed. The submitted scheme therefore does not establish a currently agreed foul 
connection point or downstream capacity solution. 
Yorkshire Water further states that phasing, a robust build plan and a start date are 
essential so that required improvements to the network and/or receiving waste water 
treatment works can be undertaken. It also states that capacity is not reserved for 
future development and is used on a first-come, first-served basis. That is material in a 
village where other development is already committed. 

3.3 Existing village sewerage problems 
The Parish Council has photographic evidence from recent years of repeated sewage 
escapes from the existing sewerage system in the centre of Bishop Monkton, including 
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close to Bishop Monkton Primary School. In one incident close to the school, wider 
photographs show Bishop Monkton Beck remaining within its channel while sewage is 
escaping from the village system. 
These incidents are directly relevant to the capacity and resilience of the existing village 
sewerage system into which the proposed development would ultimately discharge. 
They demonstrate that problems with the existing system are already experienced 
within Bishop Monkton, before the further demands arising from the development now 
proposed. 
This local evidence is particularly significant when considered alongside Yorkshire 
Water's February 2026 assessment that the sewer network does not have su(icient 
available capacity to support the size of development proposed and that the 
development may cause Bishop Monkton Waste Water Treatment Works to fail an 
agreed standard. 
Figure 2 – Example of a sewage escape from the existing sewerage system in the centre 
of Bishop Monkton, close to Bishop Monkton Primary School. 
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Figure 3 – Wider view of a further sewage escape in the centre of Bishop Monkton. 
Bishop Monkton Beck is visible within its channel. 
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Figure 4 – Further view of the same village-centre incident, showing the escape while 
the Beck remains within its channel. 

 

3.4 Historical Yorkshire Water evidence 
The Parish Council recognises that Yorkshire Water did not object to the developments 
then under consideration. In March 2023 Yorkshire Water considered that, because 
those developments proposed separate foul and surface-water systems, the additional 
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sewage would not overwhelm the system. At the same time, however, Yorkshire Water 
expressly acknowledged operational issues at Bishop Monkton, confirmed that the 
village had been identified as needing improvement and stated that its operational and 
capital-investment colleagues were investigating what needed to be done. The 
significance for the present application is the progression from that position to Yorkshire 
Water's application-specific February 2026 conclusion that su(icient available sewer-
network capacity is not now present for the scale of development proposed at Milner 
Farm. 

3.5 Bishop Monkton WwTW storm-overflow evidence 
Environment Agency 2024 Event Duration Monitoring regulatory data records storm-
overflow operation at Bishop Monkton No. 2 STW. For the 6XDWF overflow it records 46 
counted spills with a total duration of 110 hours. The same return records 138 counted 
spills totalling 151 hours 45 minutes from the separate 3XDWF outlet. The Parish 
Council does not rely on these figures as evidence of a permit breach; they are relevant 
operational evidence to be considered alongside Yorkshire Water's current warning that 
the proposed development may cause the receiving works to fail an agreed standard. 

3.6 Surface water 
The Parish Council distinguishes foul drainage from surface-water drainage. Yorkshire 
Water supports attenuation of surface water before discharge to Bishop Monkton Beck, 
and the Parish Council does not object to that principle. However, Yorkshire Water's 
2022 Avant response stated that local highway drainage was likely to discharge to the 
public foul sewer network and recommended its diversion to reduce the likelihood of 
sewer flooding during heavy rainfall. The interaction between surface water and the 
existing village network therefore forms part of the local context, while the principal 
objection remains the unresolved foul-network and treatment capacity identified for 
Milner Farm. 

3.7 Grampian-style safeguard 
The Parish Council's primary position is refusal while the statutory undertaker identifies 
insu(icient available capacity. If permission is nevertheless contemplated, a Grampian-
style restriction should prevent development or occupation from proceeding beyond 
the appropriate stage until Yorkshire Water has confirmed an acceptable foul 
connection and all network and/or treatment-works reinforcement necessary to serve 
the relevant phase has been completed and is operational. In any event, no dwelling 
should be occupied before the necessary connection and reinforcement serving that 
phase are complete and operational. 
Source: Yorkshire Water, Mains Lane, Bishop Monkton – Pre-Planning Sewerage Enquiry X226630, 24 February 2026; 
Yorkshire Water consultation response on 20/05181/FULMAJ dated 25 May 2022; Yorkshire Water correspondence of March 
and July 2023; Environment Agency 2024 EDM storm-overflow regulatory data; local photographic evidence supplied to the 
Parish Council; applicant SuDS and Foul Drainage Strategy. 
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4. Gypsum, Ground Stability and Drainage 
Interaction 
 

4.1 Independent catchment evidence 
The Parish Council has obtained the December 2024 JBA Consulting Technical Note 
prepared under the Ousewem project for City of York Council via Bloom Procurement 
Service Ltd. It is a catchment-level study, not a site-specific geotechnical report for 
Milner Farm. That limitation should be clear. It nevertheless provides directly relevant 
independent evidence about the geology and hydrology of Bishop Monkton. 
JBA records that the area around Ripon and Bishop Monkton is prone to subsidence 
associated with dissolution of gypsum-bearing Permian strata. It states that the same 
geological units studied around Ripon occur in the Bishop Monkton study area. 

4.2 Water as a trigger 
JBA identifies heavy rainfall, leaking drainage pipes, burst water mains, construction, 
development and modification of surface drainage among potential triggers for sinkhole 
formation. It explains that increasing infiltration or groundwater movement can 
accelerate gypsum dissolution. 

4.3 Bishop Monkton evidence 
The report identifies historic subsidence evidence in the wider Bishop Monkton area 
and reproduces BGS mapping of subsidence hollows. It also uses modelling to identify 
potential depressions, while appropriately cautioning that not all such depressions are 
necessarily dissolution features. 

4.4 Implications for drainage 
JBA’s summary states that, because gypsum-bearing strata occur across the 
catchment, all locations should be assumed susceptible to subsidence risk in the 
absence of supporting survey information demonstrating otherwise. Its identified 
triggers include construction and development activity as well as modification of 
surface drainage. Its advice on avoiding extended standing water or increased 
groundwater recharge is therefore relevant both to works during construction and to the 
permanent drainage/SuDS arrangements. Proposed measures should be subject to 
more detailed assessment, including detailed site appraisal and ground investigation 
where appropriate. 
Its Table 4-1 rates run-o( attenuation and management as having a high potential 
impact in relation to development of a new or existing sinkhole network because 
standing water may increase infiltration and groundwater levels or flows. 
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4.5 Applicant’s drainage strategy 
The applicant’s current drainage strategy rules out infiltration because infiltration 
testing was too slow to calculate and proposes attenuated discharge to Bishop 
Monkton Beck. That removes one concern that might otherwise arise from soakaways. It 
does not remove the need to demonstrate that the engineered drainage system, 
attenuation basins, pipes, exceedance arrangements and ground works are compatible 
with the site-specific geological conditions. 

4.6 Interaction with attenuation basins 
The applicant proposes a series of open attenuation basins forming a linear cascade 
along the southern boundary adjacent to Bishop Monkton Beck. The SuDS and Foul 
Drainage Strategy identifies a nominal basin depth of 1.3 m, 1:4 side slopes and a total 
top area of approximately 3,285 m², with approximately 1,825 m³ of attenuation storage. 
For the critical design event, the drainage drawing identifies a maximum water depth of 
approximately 0.978 m with approximately 0.312 m freeboard. 
Given the scale and temporary water depths of these open features within a residential 
development, their detailed design should demonstrate appropriate public-safety 
measures, including safe side profiles, access and egress, edge treatment and any 
other protective measures shown to be necessary, together with safe inspection and 
maintenance arrangements. 
There is also an unresolved interaction with the identified gypsum-dissolution risk. The 
applicant's own geoenvironmental evidence advises against soakaways in areas 
susceptible to gypsum dissolution because increased water movement may aggravate 
or accelerate dissolution features. It also indicates that detention basins should 
normally be dry, that groundwater conditions should be established through seasonal 
monitoring and that the ground must permit free drainage throughout the year. The 
Parish Council does not assert that the attenuation basins will cause gypsum 
dissolution. It does, however, consider that the interaction between repeated temporary 
water storage, groundwater movement and the identified gypsum risk requires explicit 
site-specific assessment before the drainage strategy can be regarded as technically 
resolved. 

4.7 Grampian-style safeguard 
The Parish Council considers that the interaction between ground stability and drainage 
should be resolved before development proceeds beyond the stage at which unresolved 
risk could be embedded in the scheme. If permission is contemplated, a Grampian-
style condition should require site-specific investigation, an integrated geotechnical 
and drainage assessment, approval of necessary engineering measures and 
implementation of those measures at the appropriate stage before development or 
occupation proceeds.S 
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JBA Consulting, Bishop Monkton Sinkhole Constraints for NFM, December 2024, reproduced at Appendix B; applicant SuDS 
and Foul Drainage Strategy. National Planning Policy Framework 2026, Policy P2 (ground conditions); applicant's 
geoenvironmental/ground-investigation evidence. 
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5. Highways, Narrow Rural Roads and Network 
Resilience 
5.1 Nature of the concern 
The Parish Council’s highway objection is not confined to theoretical junction capacity. 
Bishop Monkton is served principally by constrained rural approaches including the 
C263 and C377, with narrow carriageways, single-width sections, bends, narrow 
bridges, limited passing opportunities and constrained alternatives when a route is 
obstructed. These physical characteristics are relevant to both safety and network 
resilience. 

5.2 Critical access points 
Three of the principal approaches depend upon single critical points where disruption 
can materially a(ect the usability of the whole route. The A61 crossroads is a separate 
strategic constraint. These characteristics matter when assessing resilience during 
collisions, flooding, roadworks, agricultural movements or emergency incidents. 
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Figure 5 – Parish Council illustration of identified constraints on the principal highway 

approaches to Bishop Monkton, including major junctions, single-vehicle-width 
sections and locations a(ected by flooding. 

The illustration is provided by the Parish Council to show the geographical relationship 
between the identified constraints. It is not presented as a highway-authority or 
engineering plan. The Parish Council relies on it to illustrate the cumulative network-
resilience concern described above. 
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5.3 Mains Lane and vulnerable users 
Mains Lane is a rural multi-user route used by motorists, pedestrians, cyclists, 
equestrians and agricultural tra(ic. The development would materially increase turning 
movements and general tra(ic on a lane whose physical character is not that of an 
urban distributor road. 

5.4 Narrowness and pinch points 
The physical limitations of the road network are central to the Parish Council's 
objection. The relevant planning question is whether the cumulative tra(ic generated by 
existing development, committed development not yet fully occupied and the proposed 
development can be accommodated safely and resiliently on roads where opposing 
vehicles cannot always pass freely and where vulnerable users share constrained 
carriageway space. The dated photographs below illustrate representative constraints 
on the principal approach network. 

 
C263 from Roecliffe: single-width section, hidden dip and approach to Holbeck Bridge (2020). 
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Moor Road (C263): narrow humpback bridge (July 2021). 

 
Knaresborough Road towards Burton Leonard (C377): long single-width section (February 2021). 
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Moor Road (C263): constrained carriageway and edge/drop-off (March 2021). 

5.5 Road flooding and network resilience 
Flooding is a further resilience constraint on the limited approach network. Parish 
Council photographs record flooding on the C263 Roecli(e/Boroughbridge approach 
and on the C377 route towards Ripon on a number of dates. The Parish Council does 
not rely on an unsupported estimate of annual closure frequency. Its point is that actual 
flooding can materially impair or render routes temporarily unavailable which already 
have limited alternative capacity. This should be considered alongside collisions, 
roadworks, agricultural movements and other incidents when assessing the reasonable 
future and cumulative operation of the network under NPPF Policy TR6. 
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C263 Roecliffe/Boroughbridge approach beyond Anchor House during flooding (January 2021). 
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C263 Roecliffe/Boroughbridge approach: road-closed warning during flooding (December 2015). 
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C263 Roecliffe/Boroughbridge approach during flooding (February 2022). 

 
C377 route towards Ripon flooded beneath the bridge (November 2012). 

5.6 Cumulative assessment 
The Local Planning Authority should assess the combined tra(ic implications of 
existing, committed and proposed growth in Bishop Monkton against the physical 
constraints and documented resilience limitations of the approach network. The Parish 
Council does not rely on an unsupported assertion that a particular number of 
additional journeys will necessarily 'overwhelm' the network. Its objection is that the 
cumulative safety and resilience of this constrained rural network, including the 
consequences when one of the limited approaches is impaired by flooding or another 
incident, have not been demonstrated satisfactorily. 
Source: Parish Council approach-network illustration and dated photographic evidence; application Transport Assessment 
and associated highway material; National Planning Policy Framework 2026, including Policy TR6 on assessment of 
transport impacts and cumulative effects. 
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6. Landscape, Settlement Edge and Heritage 
6.1 Rural settlement edge 
The application site forms part of the transition between the built village and open 
countryside. Development of up to 85 dwellings would replace agricultural land with 
housing, roads, lighting, drainage infrastructure, utilities and associated domestic 
activity. This is an urbanising change in the character of the western/southern village 
edge. 
The cumulative landscape context also includes the permitted 43MW solar farm on 
approximately 66.56 hectares of agricultural land between Wormald Green, Bishop 
Monkton and Burton Leonard (HGTZC23/04361/EIAMAJ). That committed development 
reinforces the need to assess Milner Farm as part of the wider cumulative change to the 
rural setting of Bishop Monkton rather than as an isolated landscape intervention. 

6.2 Landscape mitigation is essential 
The applicant relies on structural planting, retained hedgerows and trees, open space, 
the central knoll, the southern green corridor and other green infrastructure to integrate 
the scheme. Those measures are therefore essential components of the planning case 
and must not be treated as residual land capable of later reduction to maintain housing 
numbers. 

6.3 The Old Vicarage 
The proposal lies immediately to the south of The Old Vicarage, a non-designated 
heritage asset. Its rural setting contributes to its significance. The Parish Council’s 
concern is heritage setting, not preservation of private residential views. 
A substantial development-free and landscaped relationship should be maintained 
south and east of the principal elevations. Building height, ridge levels, massing, 
orientation, spacing and structural planting must work together to avoid an abrupt 
suburban edge. 
The reasoning applied to the Avant Homes site cannot simply be carried across to 
Milner Farm. In the Avant case, limited intervisibility was important because The Old 
Vicarage's principal elevations face east and south. Milner Farm lies directly to the 
south of those principal elevations. The very consideration relied upon to find the Avant 
relationship acceptable therefore requires particularly careful assessment here. The 
Parish Council does not suggest that the earlier decision determines the outcome, but 
the materially di(erent relationship must be addressed explicitly in the layout and 
mitigation. 

6.4 St John the Baptist Church and views 
Retained and filtered views involving St John the Baptist Church form part of the 
applicant’s landscape approach and should be protected through the detailed layout. 
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The central knoll should remain undeveloped and continue to perform its landscape 
and visual function. 

6.5 Structural planting 
Where screening is relied upon to mitigate landscape or heritage e(ects, planting 
should be implemented early, use appropriate species and appropriately sized and 
su(iciently established planting stock, and be secured through long-term management. 
Reliance on very young planting that may take many years to provide meaningful 
screening should not be treated as equivalent to an established landscape bu(er at 
occupation. 
Source: Application Landscape and Visual Appraisal, Heritage Statement, illustrative masterplan and associated landscape 
material. North Yorkshire Council planning history for HGTZC23/04361/EIAMAJ. National Planning Policy Framework 2026, 
including Policy HE7 on non-designated heritage assets. 
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7. Development Quantum, ETective Site Capacity 
and Mitigation 
7.1 The finite land budget 
Every legitimate requirement consumes or constrains land: housing, roads, SuDS, 
public open space, play, landscape bu(ers, retained trees and hedgerows and their 
Root Protection Areas, biodiversity habitat, ecological corridors, heritage mitigation and 
utilities. The acceptability of the proposed maximum quantum therefore depends on 
these requirements being capable of delivery together. 

7.2 Drainage infrastructure is fixed into the masterplan 
The applicant’s SuDS and Foul Drainage Strategy states that attenuation basins form a 
linear cascade along the southern boundary adjacent to Bishop Monkton Beck and that 
their locations were fixed at an early stage of the design process, informing the wider 
masterplan. 
The Strategy identifies an approximate 2.8 ha development platform, approximately 
1.40 ha of impermeable area, approximately 1,825 m³ of attenuation storage and 
approximately 3,285 m² of attenuation basin area. These figures demonstrate that 
drainage is a material land-use component of the scheme, not spare open space. The 
attenuation land-take is therefore not merely a spatial allowance: detailed design must 
also accommodate the engineering, public-safety, maintenance and ground-stability 
requirements necessary for those features to function acceptably. 

7.3 EDective density 
The application identifies a gross site area of approximately 5.7 ha and a density of 
around 30 dwellings per hectare, implying a materially smaller net residential area. 
Further constraints arising from heritage, landscape, drainage, ecology, utilities and 
engineering increase the e(ective pressure on the land available for housing. 

7.4 Integrated mitigation 
The mitigation measures interact, compete for land and must work together. The 
applicant should therefore demonstrate that the full package can be delivered 
simultaneously rather than treating each requirement in isolation. 

7.5 Viability and deliverability 
The Parish Council is not asserting, without evidence, that the development is 
financially unviable. Its concern is that acceptance of up to 85 dwellings at outline stage 
must not later be used to justify reducing policy-compliant a(ordable housing, 
landscape, drainage, ecology, heritage, highway or other mitigation because the 
scheme economics cannot support the full package. The proposal should therefore be 
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assessed on the basis that the requirements necessary to make it acceptable will be 
delivered in full. If viability is subsequently relied upon to seek departure from policy 
requirements or agreed obligations, the case should be fully evidenced and subject to 
the transparency required by national policy. The land price or an assumed fixed 
entitlement to 85 dwellings should not become a reason to dilute necessary mitigation. 
 

Source: Applicant SuDS and Foul Drainage Strategy; illustrative masterplan; landscape, ecology, heritage and infrastructure 
material submitted with the application. National Planning Policy Framework 2026, including Policy DM5 on viability. 
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8. Ecology, Biodiversity and Green Infrastructure 
8.1 Interconnected green infrastructure 
The southern green corridor, retained hedgerows and trees, structural planting, SuDS, 
biodiversity areas, ecological corridors, public open space and the central knoll form an 
interconnected system. Their value depends on continuity and long-term management. 

8.2 Biodiversity Net Gain 
Any Biodiversity Net Gain claimed for the development must be secured through an 
auditable Biodiversity Gain Plan and the required long-term management and 
monitoring. Habitat areas should not be eroded or fragmented at Reserved Matters 
stage to maintain the maximum dwelling number. 

8.3 Compatibility of functions 
Where the same land is relied upon for more than one purpose - for example drainage, 
public open space, landscape mitigation and biodiversity - the applicant should 
demonstrate that those uses can operate together without materially reducing the 
e(ectiveness of any of them. 

8.4 Lighting and dark corridors 
Ecological bu(ers and dark corridors should be reconciled with access, streets, 
security, drainage and public use. The detailed lighting strategy should avoid 
undermining habitat connectivity or the rural edge. 
Source: Preliminary Ecological Appraisal, Biodiversity Net Gain material and landscape/ecology documents submitted with 
the application. National Planning Policy Framework 2026, including Policy F8 on sustainable drainage. 
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9. Community Infrastructure and Services 
9.1 Infrastructure must keep pace with growth 
The Parish Council’s objection is cumulative. Infrastructure should be assessed against 
the combined e(ect of existing, committed and proposed development, not only the 
marginal demand generated by Milner Farm. 

9.2 Healthcare 
The Integrated Care Board response identified a need for healthcare mitigation 
associated with the development. A financial contribution does not itself create 
immediate clinical capacity. Any required contribution should be secured, but the wider 
capacity implications remain part of the planning balance. 

9.3 Education and utilities 
Any education mitigation identified by the relevant authority should be secured and 
appropriately phased. Electricity, telecommunications, water and other utility 
infrastructure must also be coordinated with drainage, landscape, trees and the 
detailed layout. 

9.4 Foul drainage is not a generic infrastructure issue 
Foul drainage is treated separately in Chapter 3 because Yorkshire Water has now 
provided specific evidence of insu(icient available capacity. It should not be diluted 
into a generic infrastructure condition. 
Source: Humber and North Yorkshire Integrated Care Board consultation response; Northern Powergrid consultation 
responses; other relevant infrastructure consultee material. 
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10. Design, Building Height and Place-making 
10.1 Landscape-led design must control the layout 
If development is permitted, the landscape framework should determine the 
disposition of built development rather than being progressively adjusted to fit the 
maximum housing number. 

10.2 Building height and massing 
Building height, ridge levels and massing are particularly important at sensitive edges, 
around The Old Vicarage and in view corridors. The Parish Council considers that 2.5-
storey or otherwise visually dominant forms should not be used where they would 
intensify the urban edge or harm sensitive views. 

10.3 Streets and public realm 
The development should not import an over-engineered suburban highway character 
into Mains Lane or the rural edge. Streets, paths, lighting, parking and boundary 
treatments should be integrated with the landscape and ecological structure. 

10.4 Reserved Matters 
Outline permission should not become a mechanism by which the principles relied 
upon to justify the scheme are weakened later. The maximum quantum should be 
reduced at Reserved Matters if that is necessary to retain the required bu(ers, SuDS, 
ecological measures, heritage protection and design quality. 
Source: Design and Access Statement, illustrative masterplan, Landscape and Visual Appraisal and Heritage Statement. 
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11. Overall Planning Balance 
The proposal would deliver housing, including a(ordable housing, and associated 
economic activity. Those benefits are material and the Parish Council recognises the 
current five-year housing-land-supply shortfall. The latest 2025 Housing Delivery Test 
nevertheless records North Yorkshire at 218%, with no HDT policy consequence, 
demonstrating that recent actual delivery has been substantially above the applicable 
requirement even though the forward-looking land-supply deficit remains. 
Against those benefits, the Parish Council gives substantial weight to the cumulative 
scale of growth and committed landscape change a(ecting Bishop Monkton, including 
the permitted solar farm; conflict with the adopted spatial strategy; Yorkshire Water's 
express statement that su(icient foul sewer capacity is not presently available; 
documented existing sewerage problems and the progression of Yorkshire Water's own 
evidence; unresolved treatment-works and connection issues; independent evidence of 
gypsum and subsidence risk requiring more detailed assessment; the constrained 
C263/C377 rural highway network, including narrow and single-width sections, narrow 
bridges and documented flooding a(ecting principal approaches; landscape and 
heritage e(ects, including the setting of The Old Vicarage and church-related views; and 
uncertainty over whether the full mitigation package can coexist with up to 85 dwellings. 
Under NPPF Policy S5, the question whether development outside the settlement is of a 
scale that can be accommodated taking account of existing or proposed infrastructure 
is directly engaged by this evidence. 
The Parish Council considers that these are not minor implementation details capable 
of being deferred wholesale. Several go directly to infrastructure availability, 
development quantum, spatial form and the acceptability of the proposal in this 
location. 
The Council therefore considers that the identified adverse e(ects and unresolved 
infrastructure constraints substantially outweigh the benefits of the proposal when 
assessed under the Development Plan and the 2026 NPPF. Planning permission should 
be refused. 
Source: Application and consultee material; National Planning Policy Framework 2026, including Policies S3 and S5 and 
Annex A; Housing Delivery Test 2025 measurement; Yorkshire Water correspondence dated 24 February 2026 and earlier 
correspondence; Environment Agency 2024 EDM data; JBA/Ousewem Technical Note dated December 2024; North 
Yorkshire Council planning history for HGTZC23/04361/EIAMAJ. 
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12. Recommendation and Essential Safeguards if 
Permission is Contemplated 
12.1 Recommendation 
Bishop Monkton Parish Council OBJECTS to application 26/03292/OUTMAJ and 
recommends REFUSAL. 
The objection is based on the cumulative scale and e(ects of development, present 
foul-drainage capacity constraints, unresolved ground-stability/drainage interaction, 
highway network constraints, landscape and heritage harm, pressure on the e(ective 
developable area, and uncertainty that the necessary mitigation and infrastructure can 
be delivered together without material compromise. 
Taken together, the Parish Council considers that these adverse e(ects and 
infrastructure constraints substantially outweigh the benefits of the proposal and that 
the proposed scale of development has not been demonstrated to be capable of 
accommodation having regard to existing or proposed infrastructure, applying NPPF 
Policy S5. 

12.2 Without prejudice: essential safeguards 
If North Yorkshire Council is nevertheless minded to grant outline permission, the Parish 
Council requests that the following safeguards are secured through conditions, 
planning obligations and parameter plans as appropriate: 
• Foul drainage – a Grampian-style restriction preventing development or occupation from proceeding 

beyond the appropriate stage until Yorkshire Water has confirmed an acceptable connection and all 
network and/or treatment-works reinforcement necessary for the relevant phase is complete and 
operational, with no dwelling occupied before the necessary works serving that phase are 
operational. 

• Ground stability and drainage – a Grampian-style restriction requiring site-specific investigation and 
an integrated geotechnical/drainage assessment, approval of necessary engineering measures and 
implementation at the appropriate stage before development or occupation proceeds. 

• Phasing – a robust build plan and start date coordinated with infrastructure delivery, reflecting 
Yorkshire Water’s stated requirement. 

• Affordable housing – secure the applicable policy-compliant 40% affordable housing provision, with 
tenure and mix reflecting evidenced local housing needs, and prevent later dilution of that provision 
through an assumed fixed entitlement to the maximum 85 dwellings. 

• Development quantum – an express mechanism ensuring that the dwelling number is reduced if 
necessary to retain all required affordable housing, landscape, drainage, ecological, heritage, 
highway and other mitigation. 

• Viability – if viability is relied upon at any stage to seek a reduction in affordable housing, mitigation or 
planning obligations, require a fully evidenced and appropriately transparent viability case in 
accordance with national policy before any reduction is considered. 

• SuDS safety and ground stability – detailed attenuation-basin design demonstrating appropriate 
public-safety measures, safe access and maintenance arrangements, groundwater monitoring 
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where required, and confirmation by appropriately qualified drainage and ground-stability specialists 
that the basin design will not materially increase the risk of gypsum dissolution or ground instability. 

• Landscape and heritage – fixed development-free buffers and appropriate separation where required 
to protect the setting of The Old Vicarage and other sensitive edges; early structural planting using 
appropriate species and appropriately sized, sufficiently established stock capable of providing 
meaningful screening within a reasonable period; protection of the central knoll; and verified church-
related view corridors. 

• Building height – binding parameters preventing visually dominant development at sensitive edges 
and controlling ridge levels, massing and scale. 

• Highways – independent confirmation of access visibility, speed-survey assumptions, land control 
and permanent maintenance, together with specific assessment of pedestrians, cyclists, 
equestrians and other vulnerable rural users; explicit consideration of cumulative network resilience, 
including the consequences of flooding or other incidents affecting the constrained approach routes; 
and binding delivery, funding and appropriate phasing of any off-site or other highway measures 
identified by the Highway Authority as necessary to make the development acceptable. 

• Ecology and BNG – fixed buffers/dark corridors and a legally enforceable Biodiversity Gain Plan with 
long-term management and monitoring. 

• Healthcare and other infrastructure – all mitigation identified by statutory consultees to be secured 
and phased in step with development. 

• Stewardship – enforceable long-term management of SuDS, landscape planting, biodiversity 
habitats and public open space. 

12.3 Closing position 
These fallback safeguards do not remove the Parish Council’s objection. They identify 
the minimum protections that would be required if the Local Planning Authority reaches 
a di(erent conclusion on the planning balance. 
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Appendix A – Yorkshire Water Correspondence, 24 
February 2026 
Reproduced in full because it is central to the foul-drainage objection. 
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Appendix B – JBA/Ousewem Technical Note, 
December 2024 
JBA Consulting, Bishop Monkton Sinkhole Constraints for NFM, Project 2022s1443, 
December 2024. Reproduced in full as public-domain technical material obtained by 
the Parish Council. It is a catchment-level study and not a site-specific geotechnical 
assessment of Milner Farm. 
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Appendix C – Supporting Foul Drainage and 
Sewerage Evidence 
This appendix reproduces the principal supporting source material relied upon in 
Chapter 3 concerning existing foul drainage and sewerage conditions in Bishop 
Monkton. The February 2026 Yorkshire Water pre-planning response specific to Milner 
Farm is reproduced separately at Appendix A. 
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C1 – Yorkshire Water consultation response, 25 May 2022 (Avant/Moor Road 
application) 
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C2 – Yorkshire Water summary of meeting with Bishop Monkton Action Group, 10 
March 2023 (email dated 16 March 2023) 
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C3 – Yorkshire Water correspondence to North Yorkshire Council, 4 July 2023 
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C4 – Environment Agency 2024 EDM Storm Overflow Regulatory extract – Bishop 
Monkton No. 2 STW 

 
The Bishop Monkton entries record 46 counted spills totalling 110 hours from the 
6XDWF overflow and 138 counted spills totalling 151 hours 45 minutes from the 
separate 3XDWF outlet. Chapter 3 does not present these figures as evidence of a 
permit breach. 


