
1 
 

 
North York Moors National Park Authority Planning Committee  

16 May 2013 
 

Issues to be considered in connection with York Potash Ltd 
Planning Application NYM/2013/0062/MEIA 

 

Proposed development: The winning and working of potash (polyhalite) by 
underground methods from 25,300 hectares of land together with construction of 
mine including sinking of 2 no. deep shafts, retention/disposal/removal/landform 
modification of associated spoil, construction of buildings including welfare/office 
block and minehead primary processing buildings, access roads and car parking, 
helicopter emergency landing site, attenuation ponds and landscaping restoration 
and aftercare. 

 

Purpose of the Report 

York Potash Ltd’s application for planning permission to develop a second potash mine in the 
National Park was validated on 4 February 2013. The proposal is for a large and complex 
development and many issues have arisen from officers’ initial appraisal of the application 
documents and from the large number of consultation responses that have been sent to the 
Authority. The report is, of necessity, lengthy and comprehensive, and sets out in some detail 
the range of planning issues which a proposal of this scale raises. The application is seeking 
to extract polyhalite over a hundred year period from what, in output terms, would become 
the world’s largest potash mine. 

The purpose of this report is to: 

1. Provide Members with background information relating to the application; 
2. Outline the development proposals and summarise the consultation responses 

received so far; 
3. Comment on the policy framework against which the application must be assessed; 
4. Set out the issues that should be taken into consideration by Members when 

determining the application at the Special Planning Committee meeting which  the 
Chairman of the Authority has called for 2 July 2013; 

5. Comment on the progress of discussions with York Potash about a potential Section 
106 agreement in relation to the application. 

Officers are still in the process of assessing the development proposals. A considerable 
amount of detail was missing from the original application documents and a large body of 
further information was submitted by York Potash on 23 April 2013 which has been sent out 
for further consultation. This, and the changing nature of the proposals as York Potash has 
developed the project, has made it very difficult to be able to analyse the application fully. 
The Authority is conscious of the need to maintain its commitment to the Planning 
Performance Agreement in circumstances where vital information has only recently been 
forthcoming, but the timescale is such that only part of the additional information has been 
taken into account in preparing this report which should be viewed as ‘work in progress’. 

It would not be appropriate for Members to discuss the merits of the application or reach any 
conclusions in advance of having the full facts about the proposals and it should be made 
clear that this is not the substantive report upon which the Authority will be reaching a 
definitive conclusion.   
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The report to the Special Planning Committee in July will give a full report of the updated 
information and further consultation responses as well as officers’ assessment of the 
proposals against the Development Plan and other relevant material considerations and a 
recommendation from the Director of Planning. This report is provided to enable Members to 
become familiar with the issues that will arise in considering the application, raise any 
queries on those issues, make suggestions for any other relevant planning matters that 
should be taken into account and advise on the need to undertake a Members Site 
Inspection. 

The Authority has already sought Counsel’s advice in relation to the correct interpretation of 
the Major Development ‘Test’ and the July Special Planning Committee report will be 
checked by Counsel prior to being finalised in order to ensure that it represents the basis for 
a sound decision by Members.   
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1. Background 

 Geology and Potash 

1.1 It is no coincidence that interesting landscapes coincide with interesting or complex 
geology. The North York Moors have been the subject of industry related to mining 
for many centuries. Indeed the Authority is currently working on a heritage project 
titled ‘This Exploited Land’ to conserve, explore and explain the historical relationship 
of the land with mining. The extractive industries most associated with this National 
Park are limestone from the Tabular Hills, sandstone, coal, alum, jet, ironstone from 
the Cleveland Hills, whinstone from a narrow igneous fault across Sleights Moor and 
more recently natural gas and potash .  

1.2 Potash was discovered in the UK when drilling for oil near Whitby in 1939. It was laid 
down some 200 million years ago when the ‘Zechstein Sea’ evaporated leaving 
various water borne minerals behind. 

1.3 The term ‘Potash’ is popularly used to describe a range of minerals containing 
potassium, a metal widely found in nature but only in concentrated amounts as 
soluble salts. The economic value for fertiliser depends on its grade which is normally 
expressed as an equivalent amount of potassium oxide (K2O). Almost all of the 
potash mined today in North Yorkshire is sylvinite which is typically 20-30% K2O 
equivalent. Sylvinite is also the world’s main source of potash for fertiliser production. 

1.4 Sylvinite has been mined commercially at Boulby mine by Cleveland Potash Ltd 
(CPL) in the north of the National Park since 1970. The sylvinite is processed on site 
to create a ‘Muriate of Potash’ (MOP) which contains 60% K2O. CPL is also mining 
small quantities of ‘Polyhalite’ which is a relatively low grade source of potash, 
typically 14% K2O. This can be crushed and sold as a stand-alone slow release 
fertiliser (CPL market it as ‘Polysulphate’) or combined with other nutrients in a 
compound Nitrogen/Phosphorus/Potassium (NPK) fertilizer. It also has the scope to 
be processed into a suite of chemical products most notably ‘Sulphate of Potash’ 
(SOP). The production of SOP usually requires a large amount of energy and 
produces large quantities of by products including gypsum and epsomite. 

1.5  Polyhalite also contains sulphur, calcium and magnesium which are all essential for 
plant growth but are often effectively not in particularly short supply in soils. Its 
advantages as a component of a blended fertiliser include the absence of chloride 
which is preferred by some high value vegetables and fruits in dry regions. It may 
also be useful for soils which require extra sulphur to provide optimal growth 
conditions. In the UK, potatoes and celery have the highest required rates of potash 
application but because of the greater areas involved most applied potash fertiliser is 
used on grass and cereals. 

 Potash mining in the National Park 

1.6 At the beginning of the 1960s the entire 0.75m tons per annum consumption of 
Potash needed for the UK fertiliser industry (a little goes into the chemical industry) 
was imported.  

1.7 During the 1960s, techniques for deep mining advanced to such an extent that 
commercial viability of mining deep potash became feasible. By January 1971 over 
50 exploratory boreholes had been sunk in the Whitby area, various seismic surveys 
had taken place and three companies acquired mineral concessions; these were 
Cleveland Potash, Yorkshire Potash and Whitby Potash, subsidiaries of ICI, RTZ and 
Shell respectively. A pilot potash solution mine established on Egton Low Moor in 
1966 was closed in 1970. 
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1.8 A total of three planning applications for potash mining ventures were submitted in 
the late 1960s which would have provided for some 2.5 times the UK consumption of 
potash. Cleveland Potash’s dry mining proposal was the first to be granted planning 
permission (a subsequent 1996 Review of Old Mineral Permission (ROMP) extended 
the original temporary permission to 2023) and later the other two, Yorkshire Potash’s 
dry mining and Whitby Potash’s solution mining proposals, were approved by the 
Housing and Local Government Minister in 1970 with ‘considerable weight’ being 
given to ‘balance of payments’ arguments. In the event only the Cleveland Potash 
mine was developed. 

1.9 In the late 1970s applications to re-instate the Whitby Potash solution mining 
proposal and Yorkshire dry potash mine proposals were refused by the National Park 
Authority’s planning committee. The Whitby refusal was appealed and subsequently 
dismissed in 1979 by the Secretary of State, the decision notice making references to 
doubts about the solution mining approach, the possible sterilisation of deposits for 
the dry mining proposal at Boulby and increased emphasis given by the government 
to protection of National Parks. The dry mining Yorkshire potash proposal, in many 
ways the forerunner of the York Potash proposal, was not appealed. 

1.10 The substantive 1996 planning permission for Boulby mine was granted with 
numerous planning conditions covering such issues as: extraction being limited to 
potash and salt, restrictions on mining under urban areas, restrictions on mining in 
the 1.5km coastal zone, a restoration scheme, limitations on mining techniques and 
methods, methods of waste disposal, limits on road transportation and requirements 
for schemes dealing with landscaping and building maintenance. There was also a 
Section 106 Agreement dealing with requirements to establish monitoring 
programmes for offshore effluent and mining subsidence and adherence to a 
transport plan.  

 Development of proposals by York Potash Ltd 

1.11 Following a request from York Potash Ltd, a confidential meeting was held between 
the Authority and the company in January 2011 at which York Potash outlined its 
major development proposal for a new Potash mine within the National Park. The key 
messages put forward at the meeting were that world populations were rising to a 
forecast 7 billion in 2012 and there could be an extra billion people on the planet over 
the following twelve years. In order to meet the growing demand for food (including 
increased consumption of meat in places like China and India and the formation of 
new agricultural lands in Brazil) there  would be a global increase in the need for 
agricultural fertilisers and their core components including Potash. 

1.12 At the meeting York Potash recognised that the scale of the work associated with the 
development over the pre-application, application processing and post-decision 
monitoring phases would place a disproportionately large pressure on the Authority’s 
planning resources and said that they were mindful to offer assistance with 
resources. This offer later transpired into a Planning Performance Agreement (PPA), 
further details of which are in set out in Section 2.  

1.13 York Potash Ltd started a programme of exploratory drilling in the summer of 2011. In 
the early days of the project, the spatial focus for the exploratory boreholes and mine 
head was in the Harwood Dale area. From this area, twin proposals for pipelines, 
processing plants and port facilities were explored for both a southerly route to the 
Humber and a northerly route to the Tees. Early feasibility studies also looked at the 
possibility of using rail links to transport the mineral but these were rejected on 
grounds of feasibility, cost and implementation timescales. However, advice from the 
Environment Agency was that shaft sinking in the Harwood Dale area would be 
strongly resisted because it falls within the source protection zone for the Corallian 
limestone aquifer which supplies Scarborough’s water.  
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1.14 From the outset, the Authority’s officers explained that York Potash would have to 
address the corner stone of planning policy relating to a presumption against major 
developments in National Parks and demonstrate that the mine could not be 
realistically developed outside the National Park. The company would have to present 
a robust justification of the national need for the development, explain the exceptional 
circumstances which demonstrate public interest, set out the social, employment and 
economy benefits and demonstrate how mitigation could minimise the impact on the 
environment. 

1.15 The first potash exploratory borehole application was received on the 26 April 2011 
for a site near Pasture Bank, Hawsker. It was to be the first of sixteen borehole 
applications, each one accompanied by comprehensive background reports including 
drilling method statements and reports dealing with noise, visual impact, ecology, 
heritage, traffic, hydrology and general matters including soil handling. The first site at 
Hawsker was drilled and restored within the target six months. Core samples were 
sent to the British Geological Survey (BGS) for measuring the quality of the mineral 
(assaying) and the first results showed a 23.3m thick seam of high grade 95% pure 
Polyhalite potash. The second borehole at Ugglebarnby showed an upper seam of 
37m of Polyhalite and a second deeper seam of 45m of Polyhalite. 

1.16 York Potash continued the exploratory drilling programme throughout 2012 to 
establish the depth, extent and quality of polyhalite in their area of interest. Although 
permissions were granted for sixteen boreholes, only nine have been drilled. The 
borehole at Harwood Dale had to be abandoned and six were not drilled at all (two in 
Langdale Forest and one each at Silpho, Littlebeck, Blue Bank and Honeysuckle 
Farm). Each borehole cost an estimated £1m to prepare, drill and restore. In 
September 2012, York Potash announced their preferred mine head site at Doves 
Nest Farm/Haxby Plantation to the south of Sneaton. The last two boreholes being 
drilled are in the positions of the proposed mineshafts at Doves Nest Farm. 

1.17 In developing proposals for the mine, York Potash has considered two potential mine 
designs, first a drift mine with the mine head constructed deep underground with an 
inclined tunnel to access it from a separate surface location and second, a sub-
surface vertical shaft mine design where as much of the mine head equipment as 
possible would be accommodated in chambers below ground level. The drift tunnel 
design was abandoned in July/August 2012 on grounds of safety, ventilation and cost 
and the current application is for the sub-surface vertical shaft mine design. Both 
mine designs envisaged shafts being sunk to the shelf seam and then later drift 
access tunnels to access the basin seam. 
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2 Pre-application Activities 
Planning Performance Agreement  

2.1 In April 2012 the Authority entered into a Planning Performance Agreement (PPA) 
with York Potash which set out a timetable for determining the application within the 
statutory 16 week limit for large scale EIA developments. The agreement set out a 
project management framework for assessing the proposals in a timely and robust 
manner and enabled the Authority to obtain the specialist advice needed to assess 
draft documents during the pre-application period. A joint project management team 
was set up with regular monthly meetings to discuss issues, agree tasks to be 
undertaken and monitor progress of the project. Consultants’ fees incurred by the 
Authority in procuring the exceptional pre-application advice needed for the project 
were met by York Potash under the terms of the PPA. Use of a PPA is not an unusual 
planning procedure when dealing with complex developments and encouraged by 
government in the interests of efficiency and good service. It also set out expectations 
in terms of information to be supplied and response times. 

 Appointment of consultants 

2.2 In August 2012, following a formal tendering procedure, the Authority appointed 
AMEC Environment & Infrastructure UK Ltd to provide specialist minerals planning 
and environmental advice in connection with the planning application. This 
international company has experience of dealing with potash mining proposals in 
Canada. The Authority had already appointed Browne Jacobson LLP to act as 
solicitors for the project. 

 Pre-application consultation 

2.3 The Localism Act 2012 includes provisions for developers to consult local 
communities prior to submitting certain types of planning application. Although the 
relevant sections of the Act have not yet been brought into force, York Potash carried 
out an extensive pre-application consultation exercise with the local community in 
September 2012. A Statement of Community Engagement has been submitted as 
part of the planning application and further details of the pre-application consultation 
are included in Section 7. 

2.4 The Authority also engaged in pre-application consultations with key stakeholders 
and local communities, in order to gather information from relevant organisations, 
explain National Park and government planning policies and the process involved in 
considering such a large scale development proposal and to seek views from local 
residents. 

 Pre-application presentation to Members 

2.5 A pre-application presentation to Members took place on 28 September 2012 in 
accordance with the Authority’s normal procedures for dealing with large scale 
development proposals. The presentation was held at Raven Hall Hotel, Ravenscar 
and was well attended by members of the public. York Potash presented proposals 
for the new mine and responded to questions raised by Members and statutory 
undertakers on a variety of topics. Due to considerable public interest, a second 
meeting open to the public took place at the Authority’s offices on 11 October 2012.  
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3 Procedural Matters 
Consenting authorities 

3.1 The York Potash Project aims to extract potash from two deep polyhalite seams 
which lie beneath the National Park and to extend extraction eastward underneath 
the North Sea. The mineral would be transported in suspension for de-watering and 
drying on Teesside via an underground pipeline which would run through the National 
Park. 

3.2 Development consent is needed from four separate consenting bodies for different 
parts of the project:  

• The planning application to be determined by the National Park Authority is 
for the development of the mine head at Dove’s Nest Farm/Haxby Plantation 
and the extraction of polyhalite from beneath 25,300 hectares of land in the 
National Park. 

• The National Infrastructure Directorate, which is part of the Planning 
Inspectorate (PINS), will consider the application for development consent for 
the Mineral Transport System (the pipeline) which is classed as a Nationally 
Significant Infrastructure Project (NSIP) because it is a cross country pipeline 
more than 10 miles long. PINS will also consider a future York Potash 
application for development consent for port facilities at Teesport. 

• The Marine Management Organisation (MMO) has considered and granted a 
licence for the extraction of polyhalite from York Potash’s ‘area of interest’ 
beneath the sea bed. This licence runs from 2017 to 2037. A marine licence 
will also be needed in connection with the port development works. 

• Redcar and Cleveland Borough Council will consider a planning application 
for materials handling and processing facilities at Wilton. 

3.3 There are different timescales for consideration of the proposals by the different 
consenting authorities. The MMO has already issued a Marine Licence to York 
Potash (dated 18 January 2013) and the National Park Authority is due to determine 
this planning application on 2 July 2013. York Potash is expected to have submitted 
its application for development consent for the pipeline to the National Infrastructure 
Directorate (NID) by the time this report is presented and, once accepted, there is a 
statutory maximum timescale of twelve months for a decision. The National Park 
Authority is a major consultee for the pipeline proposals and will submit 
representations and a Local Impact Report to PINS as part of the examination 
process. It is anticipated that applications will be submitted to PINS, Redcar and 
Cleveland Borough Council and the MMO for processing and port facilities at 
Teesside before the end of 2013. 

3.4 These timescales raise an issue for the National Park Authority in that a decision will 
need to be made on the mine head application before the applications for other parts 
of the project are considered. The Authority would want to avoid a situation where 
construction of a new mine head commenced before the pipeline proposals were 
approved. If the Authority is minded to grant planning permission for the mine head, a 
way forward might be to include a ‘Grampian’ condition which would prevent works 
commencing until development consent for the pipeline had been granted. However, 
in recent verbal discussions York Potash have indicated that they are considering 
requesting to be allowed to proceed with the mine head if it is approved in advance of 
the pipeline decision, accepting that it would be at their own risk and that, if the 
pipeline consent is not secured, the mine head preparatory works would need to be 
restored. The applicants have also indicated their willingness to enter into an 
ESCROW- type bond agreement so that funds sufficient to restore the site, in the 
event of the company getting into difficulties during construction, would be available 
for the Authority to draw on to ensure restoration can take place without strain on 
public finances. 
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 Submission of planning application 

3.5 Although the original planning application target date was the end of October 2012, 
the first documents were submitted on 29 January 2013 and the full documentation 
was received and the application validated on 4 February 2013. The proposed 
development is described as: 

 ‘The winning and working of potash (polyhalite) by underground methods from 
25,300 hectares of land together with construction of mine including sinking of 2 no. 
deep shafts, retention/disposal/removal/landform modification of associated spoil, 
construction of buildings including welfare/office block and minehead primary 
processing buildings, access roads and car parking, helicopter emergency landing 
site, attenuation ponds and landscaping restoration and aftercare.’  

3.6 The proposals are classed as ‘major development’ under the Town and Country 
Planning (Development Management Procedure) (England) Order 2010. Under the 
Environmental Impact Assessment (EIA) Regulations 2011 the applicant proffered the 
opinion that the mine head was EIA development under Schedule 2 and an 
Environmental Statement has been submitted with the planning application. Under 
the Conservation of Habitats and Species Regulations, appropriate assessments are 
required to assess the impact of the proposed development upon the North York 
Moors Special Area of Conservation and Special Protection Area which are in close 
proximity to the proposed mine head site. The EIA and Habitat Regulations 
Assessment (HRA) processes are discussed in Sections 8 and 9. 

 Requests for further information and revised timescale 

3.7 After an initial assessment of the application documents, the Authority requested 
further information from York Potash as follows: 

• Under Section 62(3) of the Town and Country Planning Act 1990, further 
information on various aspects of the proposals needed for the proper 
assessment of the application.  

• Under Regulation 22 of the Town and Country Planning (EIA) Regulations 2011, 
further information relating to the Environmental Statement. 

3.8 This extra information (some of which had been requested in December 2012 in the 
Authority’s EIA scoping opinion) is needed to allow a proper and legally defensible 
decision making process. York Potash submitted further information on 23 April 2013 
which is the subject of a substantial re-consultation exercise with over 2000 letters 
being sent to third parties and statutory consultees receiving the documents on discs. 
The Authority has asked consultees to provide final comments by 15 May 2013 and a 
revised date of 2 July 2013 for determination of the planning application has been 
agreed with York Potash. Members should be aware that the consultation comments 
reported in Section 7 have been submitted in response to the original application 
documents and not the further information. 

 Periodic Review of Minerals Planning Permissions 

3.9 Section 96 of the Environment Act 1995 requires a periodic review of all minerals 
planning permissions (ROMP). If the current application is approved, the National 
Park Authority would review the permission every fifteen years and there would be 
the opportunity to amend or introduce new planning conditions, to take account of 
new circumstances which may be relevant at that time. Any new permission would 
also be covered by EIA regulations.  
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4 Development Proposals 
4.1 The developments which are the subject of this planning application are: 

• 253 square kilometres ‘red line’ application area for extraction of polyhalite 
mineral deposit across two underground seams; see plan at Appendix A, 
Application Area 

• Approximately 64 hectares of surface area ‘mine head facility’; see plan at 
Appendix C which shows the layout of the mine head facility at Dove’s Nest 
Farm/Haxby Plantation.  

4.2 The mine head facility would be the most visible part of the project within the National 
Park comprising three distinct groups of buildings/structures. These are first, three 
buildings associated with the mine shafts and ventilation, second, six ‘processing’ 
buildings associated with preparing the polyhalite ore for transport and mixing and 
pumping the polyhalite/ salt brine sludge to Teesside via the pipeline and third, a 
tunnel entrance,  large welfare/office building and security gatehouse. The mine shaft 
and processing buildings would have extensive underground chambers beneath them 
to accommodate the various plant and equipment and thus reduce the above ground 
height to around 10 metres. The welfare building would be 13 metres at its tallest 
point, just below the 15 metre approximate height of the surrounding trees. 

4.3 The processing buildings include three very large buildings (labelled 6, 8 and 9 on the 
plans) and the total footprint of all buildings would be 16,708 m2. To put this in 
perspective, the approximate external footprint of the Seamer Morrisons supermarket 
is 7,000m2, the Thirsk Tesco supermarket is 4,500 m2 and the Sainsbury’s at Whitby 
Business Park is 4,377m2. 

4.4 The ventilation shaft building would resemble an 8m diameter and 3m high circular 
open top ‘pinfold’ type structure and would be constructed in stone. The two mine 
shaft buildings would be rectangular in form under pitched roofs with steel gabion 
external walls filled with sandstone from the excavations and dark grey metal profile 
roof sheeting. They would be approximately 60m long by 22m wide with an eaves 
height of 3m and a ridge height of 7.6m. 

4.5 The six processing buildings would all be of a similar rectangular form with pitched 
roofs. However, the walls would be part gabion walling up to 2m and vertical timber 
boarding above to the 5m eaves and metal roof sheeting up to the 9.6m high ridges. 
The longest of these buildings would be 95m and the widest 40m. The only visible 
punctuation would be occasional large access doors as there would be no windows. 
York Potash’s stated aim is to achieve an ‘agricultural’ appearance in the design of 
these buildings. 

4.6 The two storey welfare building would be the most striking building on the site and 
would be 135m long and 20m wide with a long glazed south facing aspect which 
would have night closing shutters. It would be a concrete slab structure with stone 
filled gabions on the rear and end elevations. The intention is that the gabion cages 
would be filled with sandstone excavated from the sub surface chambers. The glazed 
and louvred front elevation would be broken by ‘cor-ten’ steel cladding around the two 
main entrances which would weather to a mottled red/brown colour. There is also a 
10m square single storey security building of similar gabion wall construction and an 
emergency helipad behind the security building. 

4.7 In terms of post mineral extraction, the applicants indicate the exhausted mine could 
well suit a geothermal energy capturing facility or if that proves uneconomic, the 
shafts would be filled and capped in the normal manner of dealing with redundant 
mines. 
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4.8 The mine head scheme also includes significant landform modification to 
accommodate the spoil from the shafts and chambers, with a series of earth mounds 
and bunds incorporated into the landscaping proposals. The highest of these would 
be 20 metres above current levels during the construction phase. The scheme also 
includes attenuation ponds to manage water run-off and additional screening tree 
planting. 

4.9 The current landform across the mine head site slopes gently from west to east from 
209m Above Ordnance Datum (AOD) alongside the B1416 down to some 188m 
AOD. The proposed amounts of spoil have increased from approximately 600,000 
cubic metres when the application was submitted to 1,157,948 cubic metres in the 
recently received additional information, due to a miscalculation in the original 
submission. The 1.16 million cubic metres of spoil would be moulded into six mounds 
across the site with a maximum height of 13 metres (although during construction the 
maximum height of mound 1 would be 20 metres). 

4.10  In brief these include: 

• 1 - a ‘u’ shaped flat top bund north of the shafts 
• 2 – a narrow linear bund alongside the B1416 west of the processing buildings 
• 3 – a narrow conical mound linked to the east of the processing buildings 
• 4 – a linear bund to the east of the mineshafts linking bunds 1 & 3 
• 5 – a flat topped triangular shaped wedge mound within the southern woodland  

of the greater 64 hectare site to create a level surface to build the welfare building 
upon 

• 6 – a flat top square mound to the south of the processing buildings. The overall 
impression given by the landform is a series of mounds around the north, east, 
south and part of the west of the mine head processing buildings with planting to 
complete the perimeter screening. 

4.11 Special soil handling techniques as advised by the former MAFF would be used to 
protect the soil structure of the top soil and Pyritic mudstones would need to be 
specially dealt with to prevent acid leaching. Any sylvinite (potassium chloride) or 
halite (rock salt) salvaged from the vertical shaft sinking would be taken off site and 
sold on. 

4.12 There are a number of other developments which comprise the wider project. The 
other ‘core’ aspects of the overall project needing separate consents are: 

• Mineral transport system including 66kv power cable (the pipeline) between 
Doves Nest Farm and Teesside; 

• Dewatering and drying plant at Teesside; 
• Extension to proposed Whitby Park and Ride facility; 
• Use of underused Scarborough Park and Ride facility; 
• 33kv power cable from Whitby; 
• Off site highway improvements. 

4.13 Other associated aspects of the overall project needing separate consents are: 

• Facilities at Teesport including wharfage, storage buildings, overhead conveyor 
belt and offices, 

• Construction village at Whitby Business Park consisting of stackable, portable 
buildings to house 300 workers, 

• Offsite main offices (120 staff) 
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4.14 Potential future developments which are not included in the current application but 
which may be part of the company’s future plans include: 

• Ventilation shaft near Harwood Dale to access offshore mineral reserves; 
• Additional power cable from Teesside in conduit in pipeline corridor; 
• Probable replacement pipeline before the end of the 100 year mining operation 

that has been applied for. 
• SOP plant to process Polyhalite into constituent chemicals/salts, this may be at 

Teesside or abroad; 
• Extraction of the sylvinite form of Potash and rock salt; 
• Processing plant to create MOP from the sylvinite form of Potash; 
• Nitrogen/Phosphorus/Potassium fertiliser production in the form of polyhalite 

(NPK) blending plant;  
• Materials handling plant to create a pellet form of polyhalite at Teesside. 
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5 Planning Policy and Guidance 
National Park purposes and the planning status of National Park 
Authorities 

5.1 The North York Moors National Park Authority was made the sole local planning 
authority for the National Park under section 4A of the Town and Country Planning 
Act 1990. This confers on it all the responsibilities of a local planning authority, 
including minerals and waste planning and development control functions. This is 
because the town and country planning system is a key instrument in the 
achievement of National Park purposes and ensures that there is a strong link 
between the statutory purposes of Planning (Planning and Compulsory Purchase Act 
2004), which is the delivery of sustainable development, and the statutory purposes 
of National Parks which are: 

i) to conserve and enhance the natural beauty, wildlife and cultural heritage of the 
area; 

ii) to promote opportunities for the understanding and enjoyment of the special 
qualities of the area by the public (Environment Act 1995). 

In pursuing these purposes a National Park Authority shall seek to foster the 
economic and social well-being of local communities within the National Park. 

5.2 Section 11A of the Act states that if it appears that there is a conflict between these 
purposes greater weight shall be attached to the purposes of conserving and 
enhancing the natural beauty, wildlife and cultural heritage of the Park.  

5.3  These purposes and, in their pursuance, the duty, are a material planning 
consideration but they are also fundamentally interwoven into the National Park 
Authority’s Local Development Framework. In assessing the proposal against the 
‘Development Plan’, the Authority also has an additional duty to consider whether it 
contributes to the statutory purposes and duty. It is this particular dual statutory role of 
the National Park Authority which sets it apart from other local planning authorities.  

 The Development Plan 

5.4 Planning law requires that applications for planning permission must be determined in 
accordance with the development plan. This is set out in Section 38(6) of the 
Planning and Compulsory Purchase Act 2004 which states that “If regard is to be had 
to the development plan for the purpose of any determination under the planning acts 
the determination must be made in accordance with the plan unless material 
considerations indicate otherwise”. This effectively establishes the primacy of the 
‘development plan’ in the planning system and the Government has confirmed this in 
the National Planning Policy Framework which sets out that the planning system 
should be ‘genuinely plan-led’ (paragraph 17). 

5.5 The Development Plan for the National Park consists solely of the North York Moors 
National Park Authority Core Strategy Development Policies (November 2008). There 
are no Neighbourhood Development Plans in existence in the National Park and the 
Yorkshire and Humber Regional Strategy has now been abolished. Since the 
publication of the National Planning Policy Framework (NPPF), due weight should be 
given to relevant policies in existing development plans according to their degree of 
consistency with the Framework, the closer the policies in the plan to the policies in 
the Framework, the greater the weight that may be given. In this respect the Authority 
has undertaken a self-assessment of the Core Strategy and Development Policies 
which concluded (Oct 2012) that the Plan as a whole is in general conformity with the 
NPPF and should therefore be given full weight beyond the transitional period set out 
in the NPPF. Appeal decisions since the publication of the NPPF have not indicated 
otherwise. 
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5.6 In assessing the application against the Core Strategy and Development Policies, 
there is a need to look at the Plan as a whole and have regard to its overarching 
strategy and aims as well as a more detailed assessment of its most relevant policies 
in relation to the application. The document includes both Core and Development 
Policies to take forward the vision, objectives and spatial strategy for the North York 
Moors National Park. In particular, Core Policy A sets out an overarching approach 
which will be relevant to all proposals which seeks to deliver National Park purposes 
through sustainable development. 

5.7 The most relevant policies in the Core Strategy and Development Policies document 
are: 

 CORE POLICY A:  Delivering National Park Purposes and Sustainable 
Development 

 CORE POLICY B: Spatial Strategy 
 CORE POLICY C: Natural Environment, Biodiversity and Geodiversity 
 DEVELOPMENT POLICY 1:  Environmental Protection 
 CORE POLICY D: Climate Change 
 DEVELOPMENT POLICY 2: Flood Risk 
 CORE POLICY E: Minerals 
 CORE POLICY G: Landscape, Design and Historic Assets 
 DEVELOPMENT POLICY 3: Design 
 DEVELOPMENT POLICY 7: Archaeological Assets 
 CORE POLICY H: Rural Economy 
 DEVELOPMENT POLICY 10: New Employment and Training Development 
 DEVELOPMENT POLICY 23: New Development and Transport 

5.8 The full wording of these relevant policies will be set out in the July Committee 
Report, however the most pertinent policy is that relating to mineral extraction, Core 
Policy E, which is set out in full below: 

 CORE POLICY E, Minerals 

 Minerals extraction in the National Park will enable the provision of materials 
necessary for preserving traditional buildings and for maintaining and enhancing the 
character of settlements and the countryside of the National Park. Minerals extraction 
or the re-working of former quarries will be permitted where: 

1. It is of a scale appropriate for its location in the National Park and is for meeting a 
local need for building stone. 

2. There are no suitable sources of previously used materials to meet the identified 
need. 

3. Any waste materials from extraction will be re-used or recycled wherever 
possible. 

4. A scheme for restoration and after-use of the site based upon protecting and 
enhancing the special qualities of the National Park forms an integral part of the 
proposal. 

 Development which would compromise the future extraction of important building 
stone at existing or former quarries will not be permitted. 

All other minerals developments will be considered against the major development 
tests. The continued extraction of potash at Boulby will be permitted provided that any 
detrimental effect on the environment, landscape or residential or visitor amenity is 
not unacceptable in the context of any overriding need for the development. 

5.9 Core Policy E essentially permits only small scale mineral extraction to meet a local 
need for building stone and the continued extraction of potash at Boulby Mine, in 
principle.   
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All other minerals development is to be considered against the ‘major development 
tests’. The York Potash application falls within the definition of ‘major development’ in 
the context of this policy. 

 The Major Development Test 

5.10 It is long established government policy that major development should be refused in 
National Parks except in exceptional circumstances where public interest can be 
demonstrated. There are cases where successive governments have concluded that 
‘wider national interests’ should override national park objectives and such proposals 
should be subject to the most rigorous examination before being allowed to proceed. 
The origin of this ‘test’ stem from the impact of quarrying in National Parks and was 
created by the Minister for Town & Country Planning in 1949, Lewis Silkin, hence it 
became known as ‘The Silkin Test’. This policy approach was used for other types of 
‘major development’ and was embodied in national policy in Circular DOE 4/76 and 
subsequent planning guidance in PPG7, PPS7 and MPS1. 

5.11 A major review of National Parks took place in 1991 and the report of the National 
Parks Review Panel, ‘Fit for the Future’ was published that year. This included a 
detailed look at the ‘Major Development Test’ and recommended a number of actions 
including, the incorporation of the ‘Silkin Test’ within legislation (in a new National 
Parks Act) and the issuing of a Planning Policy Guidance Note on National Parks. 
Specifically the Review Panel considered that the Silkin Test required further 
interpretation – for example there should be government guidance on what is meant 
by ‘the national interest’. Neither of these recommendations was acted upon and the 
‘Major Development Test’ remains as a strategic government policy, though with no 
accompanying interpretation and is now set out in NPPF (see paragraph 5.16). 
Because of the inclusion of the ‘major development test’ in Core Policy E, this 
important government policy is both part of the ‘development plan’ and a material 
planning consideration. 

 Material considerations: The National Planning Policy Framework 

5.12 Material considerations are important planning related issues which will be specific to 
each planning case and which also need to be considered in determining an 
application. Although they are not part of the development plan, they can be of such 
importance as to override planning policy. The NPPF was published in March 2012 
and sets out the Government’s planning policies for England and how these are 
expected to be applied. This concise document replaces much of the extensive policy 
guidance previously contained within former Planning Policy Statements and 
Planning Policy Guidance Notes many of which have now been rescinded. It 
therefore constitutes guidance for local planning authorities and decision-takers both 
in drawing up plans and as a material consideration in determining applications. As 
the NPPF makes plain in paragraph 6, the policies in the document (in paragraphs 
18-219) taken as a whole, constitute the Government’s view of what sustainable 
development means in practice for the planning system and the Framework is 
therefore to be considered as a whole. However, as with the Development Plan, 
certain policies are of particular relevance and in the context of minerals extraction 
and protected landscapes these are as follows: 

 PARAGRAPH 143 

 “In preparing Local Plans, local planning authorities should: 

• Identify and include policies for extraction of mineral resource of local and 
national importance in their area….” 

Annex 2 of the NPPF identifies a range of minerals which are necessary to meet 
society’s needs and are considered to be of local and national importance. Potash is 
included in this definition. 
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PARAGRAPH 144 

“When determining planning applications, local planning authorities should: 

• Give great weight to the benefits of the mineral extraction, including to the 
economy:” 

5.13 The above two references indicate the importance the government attaches to 
society’s need for Potash and the economic benefits of mineral extraction generally. 
They are however generic in the sense that they are not location specific and 
therefore the government’s planning policies relating to major minerals development 
within National Parks needs to be considered so that these policies are seen in 
context. Paragraph 115 sets out the importance of the National Park first purpose in 
the planning system and as such incorporates a legal statute as an important material 
planning consideration.  

 “Great weight should be given to conserving landscape and scenic beauty in National 
Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest 
status of protection in relation to landscape and scenic beauty. The conservation of 
wildlife and cultural heritage are important considerations in all these areas, and 
should be given great weight in National Parks and the Broads.” 

5.14 It would seem that there is an inherent tension between these two policies which give 
great weight to both the economic benefits of mineral extraction and to the need to 
conserve National Parks. However, as in all cases of policy, the full extract has to be 
considered and therefore paragraph 144 is further qualified by stating that: 

 “When determining planning applications, local planning authorities should: 

• Ensure, in granting planning permission for mineral development, that there are 
no unacceptable adverse impacts on the natural and historic environment…” 

5.15 It is clear therefore that the need to recognise the economic benefits of mineral 
extraction should not override unacceptable environmental harm, particularly in areas 
which have statutory landscape, cultural and biodiversity protection.  

5.16 Paragraph 116 sets out how major development should be assessed within these 
designated areas and although not technically a ‘test’, it represents the government’s  
current interpretation of the long standing ‘major development test’ as previously set 
out in PPS7. The policy represents one of the very few policy approaches in the entire 
planning system where a presumption against development forms the starting point. 
This reflects the fact that major development by definition is likely to have an 
unacceptably harmful effect on designated areas due to its scale and nature and as 
such is intrinsically in conflict with the purposes for which these areas are designated. 
Approval should therefore be given only in exceptional circumstances where there is 
demonstrable public interest. 

 “Planning permission should be refused for major developments in these designated 
areas except in exceptional circumstances and where it can be demonstrated they 
are in the public interest. Consideration of such applications should include an 
assessment of: 

• the need for the development, including in terms of any national considerations 
and the impact of permitting it, or refusing it, upon the local economy; 

• the cost of, and scope for, developing elsewhere outside the designated area, or 
meeting the need for it in some other way; and 

• any detrimental effect on the environment, the landscape and recreational 
opportunities, and the extent to which that could be moderated.” 
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 Material considerations: Defra Circular 2010 – English National Parks 
and the Broads 

5.17 Circular 2010: English National Parks and the Broads is the government’s most 
recent policy guidance specifically on the English National Parks and the Broads and 
replaces DoE Circular 12/96. Produced under the previous administration the Circular 
has been adopted as the current government’s ‘Vision’ for National Parks and is 
cross-referenced in the NPPF in paragraph 115 through footnote 25. 

5.18 Again, the contents of the Circular need to be taken as a whole; however, there are 
some key areas of relevance to the proposal within the context of the Government’s 
priorities for the Parks over a five year period (2010-2015). These priorities include 
the achievement of a number of outcomes including: 

• A renewed focus on achieving the Park Purposes; 
• Leading the way in adapting to, and mitigating climate change. 

5.19 The Circular also sets out that the government expects National Park Authorities to 
be exemplars in achieving sustainable development which they should deliver 
through their statutory purposes. Specifically it states that: Sustainable development 
is about ensuring a better quality of life for everyone, both now and for generations to 
come. Within the Parks, conserving and enhancing the landscape, biodiversity, 
cultural heritage, dark skies and natural resources, and promoting public 
understanding and enjoyment of these should lie at the very heart of developing a 
strong economy and sustaining thriving local communities. (paragraph 29). 

5.20 This advice confirms that achieving sustainable development within National Parks is 
intrinsically linked to the delivery of National Park purposes and the public’s 
enjoyment of the special qualities of the national park. Importantly it also sees this as 
fundamental to developing strong economies and vibrant national park communities. 
In the context of the York Potash proposal it is important to consider whether this 
meets both the definition of sustainable development within National Parks and 
indeed its degree of conflict with the achievement of National Park purposes as set 
out above. 5.21Paragraph 31 of the Circular restates the government’s policy on 
major development in National Parks: “Government planning policy towards the Parks 
is that major development should not take place within a Park except in exceptional 
circumstances… Applications should be subject to the most rigorous examination and 
proposals should be demonstrated to be in the public interest before being allowed to 
proceed….”. 

5.21 The ‘major development test’ policy is therefore a key material consideration, set out 
in both the National Parks Circular and the NPPF and as referenced in paragraph 
5.11 above is also embodied in the Development Plan. For these reasons, officers 
consider this is likely to be the most significant planning policy at both a local and 
national level in relation to the York Potash application. 

5.22 The Circular also provides advice on the duty to seek to foster and maintain thriving 
rural economies in the Parks, recognising that National Park Authorities have key 
statutory responsibilities in areas with some of England’s lowest wages and low levels 
of economic productivity. In this respect paragraph 70 of the Circular confirms that the 
Parks’ socio-economic duty has been given added weight and momentum by the 
Taylor and Rural Advocate’s Reports on the economic potential of rural England. 
Both reports point to the need to accommodate growth, development and investment 
in all rural areas – though “at an appropriate scale and form”. Paragraph 74 makes it 
clear that the Government sees the Authorities’ role as focusing on developing those 
businesses which can help contribute and gain value through the delivery of National 
Park purposes :  
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“The Authorities’ role (and that of local and regional partners) in fostering a positive 
environment for sustaining and developing business in the Parks should be cognisant 
of those sectors and activities which are most likely to sustain their communities, are 
appropriate to their setting and maximise the benefits of a high quality environment.” 

5.23 The York Potash proposal needs to be assessed in the context of these government 
expectations and an awareness of the clear and close relationship between the 
Purposes of National Park designation and the Authority’s duty to foster the social 
and economic well-being of National Park communities. The Environment Act 1995 
makes it clear that the duty is to be achieved through the delivery of the statutory 
purposes (as set out in paragraph 5.1 above) rather than being a stand-alone 
economic development function in itself, which is erroneously stated to be the case 
by a number of consultation responses and in the planning support statement of the 
application itself. 

Material considerations: The National Park Management Plan, 2012 

5.24 The National Park Management Plan was adopted by the Authority in June 2012 and 
sets out the vision, strategic policies and outcomes for the National Park over a long 
term period. It is the overarching management framework for the Park and although 
not part of the statutory town and country planning system, it represents an important 
material consideration in the determination of planning applications as the outcome of 
each planning decision will cumulatively impact on the achievement of some of the 
plan’s aspirations. 

5.25 Whilst the Management Plan is the key programme for setting out the delivery of 
National Park purposes, this most recent document adopts a new approach by 
recognising the outputs and role of key parts of the rural economy and how these can 
deliver wider benefits to the nation, within the context of National Park purposes 
generally and without detriment to the Park’s special qualities specifically. This new 
approach reflects the principles of ‘ecosystem services’ so for example, it looks at 
how the Park can be managed to provide more locally produced  food, clean water 
and air, improved health benefits, increased tourism, more woodland and how it can 
contribute towards mitigation of and adaptation to climate change.  

5.26 An assessment of the impacts of the York Potash mining application will need to be 
made against the vision and aspirations of the Management Plan and also on the 
Special Qualities of the National Park (see section 13 of this report) which are re-
stated in the Plan. A list of the most relevant policies is set out below; however, an 
appendix will be attached to the July Committee report which will set out the full 
wording and provide a commentary on their relevance and the proposal’s degree of 
compliance with them. 

 POLICY E1: Landscape Character 
 POLICY E3: New Development & Landscape 
 POLICY E7: New Development & Heritage Assets 
 POLICY E10: Habitat Loss 
 POLICY E12: Habitat Connectivity 
 POLICY E19: Protection of Tranquil Areas 
 POLICY E20: Protection of Dark Skies 
 POLICY E24: Reducing impact of traffic on Tranquillity 
 POLICY E28: Protection of Air Quality 
 POLICY E31: Soil Management 
 POLICY E42: Water Framework Directive 
 POLICY E44: Reducing Flood Risk through Improved rainwater storage 
 POLICY U2: Enjoyment of Rights of Way and Open Access 
 POLICY B6:  Increasing agricultural production and profitability 
 POLICY B23: Developing modern and traditional skills 
 POLICY C1: Involving Local Views in Policies and Priorities 
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 POLICY C6: Protection of local facilities 
 POLICY C13: Promotion of Sustainable Transport 
 POLICY C16: Reducing impact of highway improvements 
 POLICY C18: Reducing energy use 

 

Summary of planning policy and guidance 

5.27 Both the Development Plan and the NPPF need to be considered as a whole, 
including the relevant sections on minerals. It is clear that the Development 
Plan and government policies in both the National Park Circular and the NPPF 
give pre-eminence to the protection of National Parks, and that, whilst each 
Park contains living and working communities, the scale and nature of 
development should be appropriate to and ideally contribute to National Park 
purposes unless there are exceptional reasons not to. Sustainable 
development in National Parks is closely linked to the achievement of National 
Park purposes and the rural economy should be strengthened and diversified 
through opportunities which arise through the maintenance of a high quality 
environment and the public enjoyment of it which in turn delivers economic 
benefits. In essence there needs to be a different approach to economic 
development and sustainable development in these areas. Importantly, the long 
established principle that major developments which by their nature are likely 
to result in harm to National Parks should be refused in all but exceptional 
circumstances remains in place. 

5.28 The Authority will need to consider how the application complies with the 
relevant policies in the Development Plan, taking account of relevant material 
considerations and importantly whether the proposal constitutes sustainable 
development in the context of the NPPF, the National Parks Circular and 
National Park purposes. 
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6 Main Issues 
6.1 The planning application is for a large and complex industrial development that could 

be in operation for 100 years. The main issues to be considered in assessing the 
proposals are: 

a) Whether the development is needed to meet the UK’s current and future 
requirement for potash and specifically polyhalite; 

b) Whether the development is needed because of national considerations such as 
providing additional employment and tax revenues, increasing competition or 
reducing the UK’s reliance on imports; 

c) Whether York Potash’s  conclusions that there is no scope for development of the 
mine head elsewhere outside the National Park is justified; 

d) The extent of the economic and social benefits of the development  in the context 
of the harmful environmental impacts; 

e) What impact there would be on the National Park’s landscape and its special 
qualities; 

f) What impact there would be on protected species and habitats, particularly the 
adjacent EU protected moorland; 

g) What other environmental impacts there would be, including visual impact, noise 
and vibration, air pollution, light pollution,  heritage assets; 

h) What would be the impact on recreational opportunities and tourism; 
i) Whether there would be implications for Cleveland Potash’s mining operation at 

Boulby; 
j) Whether potential hydrology and hydrogeology risks during construction have 

been properly addressed; 
k) Whether there are technical or practical risks in the proposed mine head design; 
l) Whether the proposed development will deliver the suggested economic benefits; 
m) Whether the proposals for dealing with spoil from the excavation and shaft 

sinking are satisfactory; 
n) Whether the proposed buildings on the mine head site are of a good quality, 

sustainable design; 
o) Whether the transport proposals are acceptable for a major development in a 

remote rural location and rural road network; 
p) Whether the Section 106 provisions are sufficient to mitigate and compensate for 

development impacts; 
q) Whether the proposed restoration arrangements and other legal safeguards are 

adequate; 
r) Whether the cumulative environmental impacts of the associated development 

including the proposed extension to the Whitby park and ride scheme and the 
pipeline construction are such that they have a bearing on the determination of 
the planning application; 

6.2 These issues will be considered against the relevant Development Plan policies 
which are set out in Section 5 of this report and other material considerations. The 
planning assessment will enable a judgment to be made on whether the exceptional 
circumstances referred to in the NPPF (the Major Development Test) exist and 
whether the proposed development would be in the public interest. The assessment 
must also address whether the proposals represent sustainable development as set 
out in the National Planning Policy Framework and the English National Parks and 
Broads Circular. Finally it will enable a judgment to be made as to whether the 
development supports the purposes of the National Park designation.  



23 
 

7 Consultation 
York Potash pre-application community consultation 

7.1 The planning application includes a Statement of Community Engagement (SOCE) 
which gives details of the company’s pre-application community consultation. This 
took place in two phases, initial pre-application engagement from January 2011 as 
the project was developed and a formal pre-application consultation process following 
the announcement of the proposed mine head site at Dove’s Nest Farm/ Haxby 
Plantation on 3 September 2012. The brief for the formal consultation process was 
agreed with the Authority’s officers in advance. 

7.2 The pre-application engagement included the launch of the York Potash Project 
website and community helpline, regular attendance at local Parish Council meetings 
to keep the local community informed of progress, production of two newsletters, 
updates for the local press and meetings with various stakeholders. 

7.3 The formal pre-application consultation took place during September 2012 and 
included coverage of the proposals in the media, adverts taken out in the local press 
and a third newsletter. The main focus of the consultation was a series of eight public 
exhibition days held at local venues where plans were displayed, members of the 
project team were available to answer queries and people were asked to complete 
feedback forms. An online feedback form was also on the company’s website. 

7.4 Analysis of the feedback forms showed a high level of overall support for the 
proposals – 90.6% of the total 944 respondents were supportive and comments 
included the ‘potential to re-invigorate the local community’, ‘supportive so long as 
local labour is used’, ‘great news for Whitby and district’ and ‘pleased the company is 
showing care for the local communities and the environment’. 80.5% of respondents 
were positive about the choice of location for the mine head site, saying it was 
unobtrusive and ‘well hidden from most angles’, 79.3% of respondents supported 
plans to transport the potash by buried pipeline and 74.2% thought there would be a 
positive economic impact. Of 603 respondents who answered a question about the 
environmental or visual impact of the plans, 57.9% were ‘not concerned’, 6.6% 
expressed ‘some concern’ and 35.5% had ‘no comment’. 

7.5 Some concerns were expressed in comments on the feedback forms, including 
‘unfounded optimism, without getting down to the inevitable impact the mine will have 
on the area’, ‘National Parks should not be developed industrially’, ‘concerned about 
the impact/extra dangers on roads from increased traffic especially during the 
construction phase’, ‘light pollution’, ‘could be good for the area as long as tourism 
industry is not affected’. 

7.6 York Potash also received feedback from organisations with an interest in the 
proposals, including Fylingdales and Newby and Scalby Parish Councils, Whitby 
Town Council, Campaign for National Parks, North Yorkshire Moors Association, 
Scarborough and Whitby Labour Party, CPRE Coastal Branch, The Moorland 
Association, North Riding Badger Group, Welcome to Yorkshire, National Farmers 
Union and Country Land and Business Association and RSPB. Details are in the 
Statement of Community Engagement and can be viewed on the Authority’s website. 
They are not summarised here as several of the organisations have also submitted 
comments on the planning application which are reported below.  

7.7 The SOCE gives York Potash’s response to the consultation, explaining how the 
proposals would address people’s concerns. Examples include measures to minimise 
light pollution, additional tree planting and landscaping to provide visual screening, 
best management practices adopted during construction to minimise air pollution, 
earth bunds on site to assist with reducing noise impact and monitoring of water 
quality in local water courses.   



24 
 

The company recognised that local residents have significant concerns about 
increased traffic on local roads and stated that on-going management and policing of 
traffic management would be a priority in response to the consultation. 

 Statutory consultation on the planning application 

7.8 There has been an extensive response to the planning application consultation from 
statutory bodies and third parties. A wide range of comments have been submitted to 
the Authority which can be viewed in full on the Authority’s website. Responses are 
still being received and all will be summarised in the July report. Those received up to 
the point at which this report was prepared are summarised in groups below, the 
summaries reflecting the length and complexity of the submitted responses. 

Consultation responses from constituent local authorities 

7.9 Redcar and Cleveland Borough Council is supportive of development that creates 
job opportunities for its residents but queries information supplied for Environmental 
Impact Assessment. The Council asks for employment data to be shown separately 
for the borough and details to be provided of the onward transport of the mineral from 
the de-watering and drying plant at Wilton. It seeks clarification of references to a 
processing plant (whether these refer to a processing plant or the dewatering and 
drying plant). It also notes references to the pipeline having a life of 35 years and 
asks for details of what happens beyond this point and what the associated 
landscape impacts would be. The impact on the existing potash mine at Boulby 
should be taken into account, particularly regarding a potential skills gap where 
employees move to the new mine. The economic team supports the project which 
would bring additional direct and indirect jobs to the Borough and benefits for local 
businesses from supply chain expenditure. The Council is keen to work with the 
company to enable local businesses to compete effectively with non-local suppliers. 

7.10 Ryedale District Council supports the application in principle subject to clarification 
of inconsistencies and omissions, particularly relating to figures on anticipated 
production and employment. The Council’s report notes that the new mine would be a 
major economic opportunity with significant benefits that would extend into Ryedale. 
The District could provide labour and a base for supply chain companies, 
strengthening the existing advanced engineering sector. The proposed mitigation of 
visual impacts should minimize any negative impacts on local tourism. However, 
further information is needed to show whether or not the Cleveland Potash mine at 
Boulby has additional capacity to meet the nation’s need for potash, thereby avoiding 
the need for another mine in the National Park. 

7.11 Scarborough Borough Council supports the proposal which is seen as an 
unprecedented economic opportunity for the Borough bringing investment into an 
area of low wages and skills and low growth rates. The proposal would help to 
diversify the borough’s economy and create new high value employment. The 
consultation response confirms that the Council has been working with York Potash 
to support the investment and maximize benefits for the borough and residents of the 
National Park by investing in improvements at Whitby Business Park, supporting local 
recruitment through ‘Scarborough Job Match’ and a local apprenticeship scheme and 
delivering programmes to maximize business opportunities for local companies. The 
mine design would minimise any negative impacts on local tourism and the short term 
influx of construction workers together with long term direct employees would have a 
positive impact for local retail, food and recreation businesses. 

7.12 The Planning and Development Committee comments that the economic benefits are 
a material and very significant planning consideration and, due to the distances 
involved and the topography, the development would not harm the special historic 
character of Whitby or its landscape setting.  
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However, the buildings on the site should be the minimum size necessary for the 
operation to minimize visual impact and the level of on-site parking should not exceed 
what is required for the green travel proposals. Scarborough queries whether the two 
storey design for the welfare building is the most appropriate. Care should be taken to 
minimize the impact of light pollution on the night-time moorland landscape and 
Haxby Plantation should be managed in a way that maintains an effective screen 
throughout the lifetime of the development. Measures should be put in place to avoid 
any risk of pollution to surrounding land and water during the construction phase. 

7.13 As the mine head site is relatively insular, the proposal should not adversely affect 
the attraction of the wider area as a visitor destination; indeed the uplift to the 
economy may lead to investment in property and businesses in Whitby and 
Scarborough that would enhance the appeal of the area as a tourist destination. 
However, a balance needs to be struck between the provision of accommodation for 
workers and tourists during construction. The amenity of local communities also 
needs to be safeguarded through appropriate liaison with the Police. Scarborough 
would make provision for housing land outside the National Park through its emerging 
Local Plan to help meet the extra demand for housing generated by the development. 

7.14 North Yorkshire County Council supports the economic and social benefits the 
project offers for the local, sub-regional and national economy but states that since 
the proposed development is in a National Park, it is important that environmental 
concerns and the need for mitigation are fully taken into account. Further information 
is needed about whether there is scope to develop the polyhalite resource from the 
existing Cleveland Potash mine at Boulby.  

7.15 The County Council welcomes the intention to recruit local people but notes that high 
level skills relevant to a mining environment will be needed and it is important that 
funding for training is included in a S106 agreement. There are risk factors in that the 
construction company commissioned to build the mine is likely to be located 
elsewhere and workers may be brought in, although the size of the development 
should also allow for local sub-contracting. The County Council welcomes the 
commitment to use local suppliers where possible but notes that failure to deliver on 
local employment and supply chain targets could result in a lower economic impact. 

7.16 The County Council is concerned about the potential for subsidence impacts on the 
Heritage Coast and beyond the National Park boundary. It is also concerned about 
landscape and visual impacts. The proposal is a significant industrial development in 
a nationally designated landscape of high sensitivity and formalized site entrances, 
increased vehicular use and construction traffic will all have an effect on local 
landscape character and amenity. There are likely to be significant adverse effects on 
local views, particularly in the short to medium term until mitigation becomes 
effective. In the long term, the development is unlikely to be completely screened by 
earth mounds and planting when seen from more distant elevated ridges because of 
the scale and height of the buildings. Many of these distant views would also rely on 
existing scrub and woodland outside the application site for screening. The County 
Council suggests a number of conditions and S106 provisions to address these 
concerns. 

7.17 The Flood Risk Management section at NYCC comments that the mine head 
development site is at low risk of fluvial flooding because of its elevated position and 
distance from a main river. In terms of flood risk to neighbouring properties from the 
development, there should be no increase in runoff from the site due to the use of 
attenuation ponds, rain water harvesting and the use of permeable paving. However, 
the construction of the landscaping bunds may increase runoff as a result of the 
increased surface area created by elevated mounds and additional drainage 
measures may be needed. 
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7.18 The Highways Authority (NYCC) supports the application but requests clarification 
of certain matters, particularly Heavy Goods Vehicle movements during construction 
and assumptions about the numbers of staff who would use the proposed park and 
ride facilities. The Authority requires all HGV deliveries to the site to be from the north 
and has asked for road improvements to be included in the S106 agreement. These 
are the provision of a right turn lane at the A171/B1416 junction, widening and re-
alignment of bends on the A171 at Normanby to allow two HGVs to pass safely and a 
contribution to planned junction improvements at Prospect Hill in Whitby. Another 
point raised is the need to consider the potential impact on high profile long distance 
Public Rights of Way in the area. 

 Consultation responses from parish councils 

7.19 The application area covers thirty Parish and Town Councils and consultation 
responses have been received from fourteen. A number of parishes are waiting to 
see the further information before sending their comments. 

7.20 The following parishes support the application: Allerston and Wilton, East Ayton, 
Fylingdales, Goathland, Hackness, Newby and Scalby, Sneaton and Wykeham. The 
reasons given are the economic benefits and job opportunities. Fylingales Parish 
Council commented that the mine would bring a full range of jobs from unskilled to 
professional to the area which is currently over-dependent on the service sector. The 
Council welcomed the fact that York Potash aims to fill 80% of jobs from the local 
area and thought that the potash mine and tourism could exist side by side and that 
tourism would not suffer. Sneaton Parish Council commented that the mine would 
create good employment prospects for local people of all skill levels and there would 
be little or no impact on landscape because of the screening. It would not have a 
negative effect on local tourism but might enhance the area for tourists. 

7.21 Sneaton Parish Counil asked for measures to be put in place to avoid high noise 
levels, vibrations and light pollution that might impact on local residents through the 
day and night. Fylingdales Parish Council asked for planning conditions including 
directing traffic to avoid villages such as Hawsker and Ruswarp, limiting the times at 
which large loads could be moved and controlling noise from the site during 
construction and operation. A condition forbidding the use of redundant parts of the 
mine for the disposal of waste, nuclear or otherwise was also mentioned. Fylingdales 
Parish Council also commented that the proposals should be examined with the 
utmost rigour to protect the health and safety of the workforce, limit any adverse 
impact on the local population and preserve the unique environment, ecology and 
beauty of the moors. Care should be taken to protect aquifers, archaeology and 
wildlife habitats. A group of residents in Wykeham has asked the Parish Council to 
support a mining exclusion zone around their properties because of fears of 
subsidence and the impact of the mining on property insurance premiums. The 
Council asks for appropriate conditions to safeguard against subsidence. 

7.22 Aislaby and Hutton Buscel have no objections to the application and Lythe has no 
comments. Whitby Town Council resolved that there was insufficient information to 
reach an informed decision after a discussion which noted the positive effect of jobs, 
concerns about the implications for traffic, queries regarding the pipeline and what 
effect any leaks would have on the landscape and concerns about financial issues. 
Grosmont also abstained from giving a decision on the application. Staintondale 
Parish Council also said there was insufficient information to reach a view, particularly 
on the short and long term impact of the development on the environment and 
tourism and there were risks associated with industrializing an area which is 
predominantly agricultural. The Council also had concerns about the long term 
likelihood of subsidence and whether the infrastructure can be expanded to cope with 
the project when it is running to full capacity. The mine head buildings were 
acceptable in principle but there were considerable reservations about the impact of 
the overall development. 
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 Consultation responses from statutory organisations 

7.23 Natural England (NE) has sent an initial response prior to further information being 
provided by the applicant in connection with Environmental Impact Assessment and 
Habitats Regulation Assessment. NE queries the approach to HRA in the application 
and raises several issues relating to the pipeline including potential alternative routes, 
construction techniques, durability, the need for replacement and the impact of 
polyhalite on protected habitats should there be a breach. NE has also requested 
details of the proposed route of the underground power connection from the Whitby 
sub-station to the mine head site. With regard to the Landscape and Visual Impact 
Assessment, NE comments that the site is surrounded on three sides by open 
moorland which has a quality of wildness and relative remoteness which is very 
vulnerable to any sort of development. Better images are needed to show the true 
scale of the buildings and earthworks, the relationship between the mine head and 
the adjacent landscape and the effectiveness of the proposed screening. Protected 
species issues should be fully considered. 

7.24 The Environment Agency (EA) has requested a considerable amount of additional 
information in order to make an informed decision on the potential risks to the 
environment. The requests are grouped under five headings, groundwater quality and 
quantity, surface water quality, flood risk, waste regulation and compliance with the 
Water Framework Directive. 

7.25 A hydrogeological risk assessment is required to assess the impact that shaft sinking 
and the construction of sub-surface chambers will have on groundwater quality and 
quantity in the surrounding area. This should include further information on the 
potential for ‘de-watering’ during construction and the proposal to re-charge such 
waters to Sneaton Thorpe Beck, an assessment of whether the construction of the 
underground structures will lead to permanent changes to local groundwater and the 
potential impact on near-by springs, groundwater-fed surface waters and areas of 
habitat sensitive to changes in groundwater level. 

7.26 The EA asks for confirmation that Yorkshire Water is able to provide an adequate 
water supply for the development and an explanation of why a connection to a mains 
sewer is not proposed. There is concern about whether Sneaton Thorpe Beck can 
accommodate the anticipated extra flows from surface run off and the foul effluent 
treatment system and whether the extra flows will lead to an increase in erosion or 
siltation. The applicant should ensure that the development does not lead to a 
reduction in water quality in terms of the Water Framework Directive. 

7.27 The EA requires assurance that there will be no risk to local water from the potential 
leaching of mudstones and sandstones excavated during construction and used to 
create screening bunds on site. Acidity from pyritic mudstones is a particular concern. 
A subsidence monitoring strategy will be needed to ensure there is no damage to 
flood and coastal defences, watercourses and floodplains. Further information and 
assessments are also required in relation to waste regulation and compliance with the 
Water Framework Directive. 

7.28 The EA comments on the need to assess the hydrogeological impacts of the pipeline 
development, particularly where it crosses watercourses or sensitive habitats. In 
terms of water quality, the ‘flashy’ nature of the catchment means that any sediment 
from the pipeline construction would quickly be washed into local watercourses and 
habitats and measures to avoid and control this will be essential. The Environmental 
Impact Assessment should consider the potential for leaks and breaches of the 
pipeline causing pollution to ground and surface waters. Details should be provided of 
the monitoring system and proposed emergency response should a breach occur. 

  



28 
 

7.29 The Ministry of Defence comments that equipment at RAF Fylingdales is extremely 
sensitive to ground borne vibration or ground movement of any type. It is concerned 
about the potential impact of ground vibration during construction, operation and post-
mining activities and about the potential for mining operations to lead to subsidence 
and/ or lateral ground movements. The importance of RAF Fylingdales to national 
and international defence cannot be underestimated and the MoD requests that the 
Authority does not determine the planning application until it has been demonstrated 
that the development will not result in an increase in vibration or ground movement 
above the current levels. 

7.30 North Yorkshire Police recommends a number of detailed measures to reduce the 
potential for crime and the fear of crime at the mine head site during construction and 
when the mine is in operation. There are also recommendations for minimising crime 
along the route of the pipeline during construction. The measures cover items such 
as security fencing, guarding, CCTV, site cabins and control of access onto site for 
personnel and vehicles. The Police Authority has requested a S106 funding 
contribution to provide equipment and extra staff that will be needed as a result of 
development. 

7.31 North Yorkshire Fire Brigade has not yet submitted comments on the application. 

7.32 HM Mines Inspectorate (part of the Health and Safety Executive) has no objection 
to the planning application. HMMI has not identified any matter which gives cause for 
concern and does not object to the winding system being sited sub-surface. There 
has been contact with York Potash during the development of the proposals but 
HMMI will become more involved as detail is added to the plans and will intervene as 
necessary to ensure that risks to the workforce and the wider population are kept as 
low as reasonably practicable. 

7.33 Yorkshire Water requires a 3 metre protection zone on either side of the existing 
water main which crosses the northern part of the Dove’s Nest Farm site. The private 
treatment facility for foul water should be referred to the Environment Agency and the 
local authority Environmental Health section for comments. There are combined 
sewer overflows with outfall to watercourses under the control of Yorkshire Water 
located near the site and vehicular access will be required at all times. Numerous 
water mains, public sewers and covered reservoir sites could potentially be affected 
along the pipeline route and protection zones will be required. 

7.34 English Heritage states that the site at Dove’s Nest Farm does not contain any 
nationally scheduled monuments and the application can be approved. However, the 
proposed pipeline would have an impact on nationally important archaeological 
deposits and must be subject to an agreed archaeological mitigation strategy. 

7.35 Local Enterprise Partnerships The York, North Yorkshire & East Riding Local 
Enterprise Partnership strongly supports the proposal because of the significant 
sustainable economic impact on the local and regional economy of the area, in terms 
of job creation and local business growth opportunities. The project is regarded as 
transformational for the region. The LEP considers that the overall socio-economic 
impact assessment is robust, it supports the York Potash Skills Strategy targeting 
80% local employment and is working with the company to develop and implement a 
Regional Supply Chain Strategy. 

7.36 The Hull and Humber LEP (through  a sub-board partnership)has also responded to 
the consultation supporting the project  citing the national and international 
importance of the level of investment and the potential for Scarborough to become a 
world leader in the production of polyhalite.  
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7.37 Marine Management Organisation (MMO) confirms that a Marine Licence has been 
issued to York Potash and that conditions include providing a construction and mining 
methodology, Environmental Impact Assessment and subsidence predictions before 
sub-sea mining commences. A programme of monitoring and reporting of any 
subsidence must be agreed and an annual report of mining activity must be provided. 
If subsidence is detected in the coastal area, extraction must cease in the area until a 
suitable method that does not cause subsidence has been agreed. 

  

Consultation responses from other organisations 

7.38 Campaign for National Parks (CNP) has submitted an initial response and objects 
to the application on nine grounds.These include the great weight afforded to 
protection of the National Park in the NPPF and the applicant’s failure to demonstrate 
that the major development test has been met. CNP questions the need for the 
development when there is an alternative source of supply within the National Park 
and most of the mineral to be produced will be exported. In addition insufficient 
information has been provided on why alternative locations are not appropriate. 

7.39 Other grounds are the impacts on visual amenity and biodiversity and the fact that 
there are a number of major omissions in the environmental information supplied 
including a hydrogeological survey to assess the potential for changes to ground 
water which could affect the surrounding SPA, SAC and SSSI and detailed 
information on landscaping design and management. The development would 
change the character of the landscape by introducing new features and there could 
be significant impacts on biodiversity from the construction works and traffic. CNP 
queries whether the suggested size of the screening mounds is correct and the 
timescale for planting to become established. 

7.40 CNP also cites as other grounds: the applicant’s failure to properly understand the 
statutory purposes of National Parks, in particular that the socio-economic duty must 
be carried out having regard to National Park purposes; inconsistencies in the 
transport assessment; failure to meet a number of the North York Moors planning 
policies and the impact on recreational activities and access land. CNP is concerned 
that the mine head and pipeline are being considered as separate application when 
one cannot proceed without the other.  

7.41 The North Yorkshire Moors Association (NYMA) has submitted an initial response 
raising a number of questions and concerns. It considers the proposal to be an 
inappropriate industrial development within the National Park and the use of 
screening earth bunds and mounds will only emphasise the drastic change from the 
existing farmed landscape. The existing condition of Haxby Plantation reflects the 
difficulty of raising thriving trees in this exposed area close to the North Sea. There is 
the potential for damaging runoff from pyritic mudstones and Sheridan sandstones 
incorporated into the earth mounds; these materials could also hinder the success of 
planting on site. It is recognized that the shaft sinking and sub-surface excavations 
may cause hydrogeological problems.  

7.42 NYMA is concerned about the detrimental impact of HGVs and other commercial 
vehicles using the B1416 and A171. Together with the pipeline construction traffic, 
this would have a significant impact on the road system around Whitby and main 
tourist routes through the National Park. There is uncertainty about whether it will be 
possible to compel staff to use the proposed park and ride system to travel to the 
mine when it is in operation.  

7.43 NYMA questions whether alternative locations have been thoroughly explored and 
whether the Cleveland Potash mine at Boulby could meet the nation’s need for 
potash. The need for two potash mines within the National Park is seriously 
questioned.   
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NYMA considers the application to be premature since detailed information on 
significant aspects of the proposals is missing and the company’s own ‘Definitive 
Feasibility Study’ will not report until later in 2013. The proposals should be looked at 
as a whole and it is a problem that the pipeline with its extensive land take in the 
National Park is not being determined by the National Park Authority. 

7.44 The CPRE Coastal Branch objects to the proposal which is contrary to both 
national and local planning policies. National Parks are afforded the highest level of 
landscape protection and the tranquillity of the Park and its nationally recognised dark 
skies would be lost with the industrialisation of such a remote rural location. The level 
of activity associated with the development would have an unacceptable impact on 
the wider landscape and would detract from the enjoyment of visitors. The mine head 
site is elevated and would be visible from a number of distant locations. There would 
be a detrimental impact on biodiversity with no guarantee that habitats would recover 
and wildlife return. 

7.45 Among other matters, CPRE is concerned about the potential for dust clouds during 
both the construction and production phases which could be harmful to flora and 
fauna in the area. Noise and dust could also reduce visitors’ enjoyment of the near-by 
Coast to Coast walk. The loss of vegetation and mature trees at Haxby Plantation is 
unacceptable and there is a risk of runoff from mine shaft spoil causing saline 
pollution which could affect the natural environment of the River Esk and surrounding 
land. There is also a risk of subsidence affecting the Heritage Coast. 

7.46 There is insufficient information on a variety of major issues for the application to be 
properly assessed. CPRE is not satisfied that all viable alternative options have been 
considered, particularly whether there is a need for a new mine when the Boulby 
mine can access the same polyhalite seam. It is considered unlikely that many local 
people will benefit from the employment opportunities because of the specialist skills 
that will be required. CPRE is concerned that the local road infrastructure is not 
adequate for construction vehicle use and that the extracted mineral may be 
transported by road should the pipeline fail. The pipeline proposals should not be 
approved without further investigation into the potential loss or disturbance of heritage 
assets, particularly pre-historic burial barrows and the hut circle settlement which are 
of regional archaeological importance. 

7.47 The RSPB objects to the application because of lack of information to identify 
potential impacts on the adjacent protected sites and species of conservation 
concern. The development is likely to have significant effects on the North York 
Moors SAC, SPA and SSSI and the National Park Authority should use all reasonable 
endeavours to avoid any pollution or deterioration of habitats of wild birds. Breeding 
birds could be displaced as a result of noise or visual disturbance, including artificial 
light. The potential lowering of water tables could also affect the adjacent SAC and 
SSSI and a hydrogeological risk assessment is needed before a decision is made on 
the application. 

7.48 Yorkshire Wildlife Trust (YWT) has registered a holding objection to the application 
for a number of reasons. The mine head is less than 1 km from its reserve at Little 
Beck Wood and YWT is concerned that cumulative effects from increases in traffic, 
noise, pollution, disturbance and lighting could affect the reserve. The effects on the 
hydrology of the area need to be carefully assessed as the water table could be 
lowered. There could be far reaching effects on surrounding habitat as a result of 
leaching of substances from bunds created from mine shaft spoil. Changes in the 
landscape with the combination of earthworks and construction of very large buildings 
will have a major impact on views within the National Park. The development will use 
extremely large amounts of energy and the design does not appear to provide any 
opportunities for offsetting the energy used and CO2 emitted. The Authority must be 
sure that the pipeline has planning permission and is appropriate and fit for purpose 
as well as being a viable proposal.   
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High quality restoration and monitoring of restored areas along the pipeline route 
would be very important and there is concern that wooded valleys and areas of 
ancient woodland would take many years to recover. These issues should be 
addressed by the Authority before giving any permission and adequate resources 
would be needed to enforce and monitor conditions relating to the development. 

7.49 The National Trust has not yet submitted comments on the application. 

7.50 The Ramblers Association has no objections to the development but reserves its 
position with regard to construction of the pipeline as it is not clear how disruption to 
use of Public Rights of Way and Access Land along the route will be minimised. 
Acceptance of the mine head proposals should not automatically lead to acceptance 
of the pipeline proposals. 

7.51 The Wainwright Society has decided not to make any public statements about the 
planning application. 

7.52 North Yorkshire Moors Railway (NYMR) comments that the railway is a significant 
contributor to economic benefit, bringing approximately £30 million of visitor 
generated benefit to the region including the National Park. There is a serious risk 
that tourists would be discouraged from visiting particularly during construction of the 
proposed mine. Despite the Park and Ride, there would inevitably be an increase in 
road traffic around Whitby and the northern area of the National Park. The roads 
infrastructure is already under pressure at peak holiday times and added congestion 
or the perception of it, would also discourage tourists. NYMR is not convinced by the 
argument that the influx of construction workers would bring visitors likely to use the 
railway and considers that attractions such as theirs will require direct support to 
address the tourism impacts. The potential employment benefits of the development 
are acknowledged but there is a risk that small businesses such as NYMR could lose 
skilled staff because they cannot compete in terms of wage rates. Overall, NYMR is 
not convinced about the overall benefit of the development. The mining area near 
Goathland is very close to the railway line and NYMR asks for prior consultation in 
relation to activity within a ‘safe’ distance.  

7.53 Cleveland Potash Ltd (CPL) questions the assumptions on which the York Potash 
application is based. Because polyhalite has only a quarter of the potassium content 
of Muriate of Potash it has value for specialty products (particularly where sulphur 
needs to be applied) but is not a realistic competitor to MOP. There is only a small 
world-wide market for polyhalite and it is unlikely that York Potash will be able to 
expand this market or capture part of the MOP market in order to sell 15 million 
tonnes of polyhalite per annum. CPL queries the assumption that a selling price of 
£100/te will be achievable and suggests that independent advice should be sought on 
whether the anticipated income generation from the proposed development (and 
therefore the jobs and economic benefits) will materialize. CPL also queries whether 
it is possible to operate such a large scale production mine (15 million tonnes per 
annum in comparison with 4.5 mtpa at Boulby) on the proposed ‘footprint’ in the 
application. 

7.54 CPL provides information on its own capacity and future plans in relation to  the 
reference in the planning application that it would be ‘prudent to have a replacement 
available before the indigenous supply ceases’. Its current 5 year business plan 
includes investment of up to £300 million to upgrade and modernise facilities and 
increase production and employment. The company plans to extend operations to the 
east in a line adjacent to the area worked over the last 40 years, effectively providing 
a new mine for which it will seek an extension of the current planning permission for a 
further 40 years from 2023. It has access to around 1 billion tonnes of polyhalite 
within its own mining area but the limited market for the product means that it plans to 
continue mining only small quantities - around 200-300,000 tonnes per annum. 
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7.55 CPL comments that to date, staff leaving to join York Potash has not materially 
affected its operations. However, should planning permission for the new mine be 
granted, it would be concerned about the  potential immediate loss of highly skilled 
shaft maintenance staff and the potential medium term loss of experienced miners 
and craftsmen, mining managers and engineers. In terms of UK and overseas 
markets, if York Potash focuses only on polyhalite, the effect on the market or on CPL 
is believed to be minimal. This would not be the case if there were a future 
permission to mine sylvinite (the source of MOP) when York Potash would become a 
direct competitor to CPL. (Members should note that this does not form part of the 
current planning application although it is referred to as a potential future option for 
the company.)  

 Consultation responses from other third parties 

7.56 At the time of preparing this report the Authority has received in the region of 1700 
third party responses, the responses are continuing to be received on a daily basis 
and therefore have not all been fully assessed and recorded. A full report of the 
précised comments will be prepared and appended to the final report for 
determination at the July 2013 Special Planning Meeting. In order to provide 
members with a flavour of the comments received to date a brief resume of the 
issues raised is set out in Appendix D in the form of comments of objection, 
comments in favour and those received which raised questions and comments which 
were neither expressing clear support nor clear objections to the development and 
therefore were considered to be of a more neutral nature.  

7.57 Again in order to provide members with an indication of the weighting received so far 
of the initial 1000 responses 95% were in favour of the development, with 4% being 
against and 1% expressing neither view. Clearly this may be a changing scene and 
further comments and assessments will be received and made immediately prior to 
the July Planning Committee Meeting once all the third party representations have 
been received. 

7.58  In view of the number of letters received in response to the application and in order 
to ensure that the application is assessed in accordance with the Authority’s planning 
application procedures a list of those names and addresses in support, those against 
and those expressing more neutral views as explained above will be provided and the 
report will indicate that these persons have supported, objected or have provided 
neutral views on the basis of one or more of the following grounds. It would not be 
possible, in view of the number of representations received to individually list each 
person and their individual comments. All representations received are however 
public documents and are available for viewing either in hard copy or available on the 
Authority’s web site.  

7.59 An up dated number of all of the responses and the percentages of those in support, 
those against and those of a more neutral nature will be provided once all the 
representations have been received and assessed. 

7.60 Included in the above third party responses are consultation comments from a 
number of occupants of neighbouring properties. Further details of these will be 
provided in the July report but a consistent comment is that residents are currently 
considerably affected by noise from the drilling rig at Dove’s Nest Farm, especially at 
night and are concerned about noise levels during construction. Two local tourism 
related businesses have expressed concern about the impact the development will 
have on them. 

 Public Meetings 

7.61 The Authority has hosted two public meetings as part of the consultation process, on 
13 March 2013 at Raven Hall Hotel and on 19 March 2013 at the Authority’s offices in 
Helmsley.   
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Both meetings were well attended and a wide range of topics was covered. Notes of 
the meetings are available on the Authority’s website and the main points are 
summarised below. 

7.62 Points made in support of the proposals: 

• The project would provide well paid local jobs and bring money into the economy 
– this point was made by many people attending the meetings. 

• Skills would be developed along with the job opportunities. 
• The project is a fantastic opportunity for young people and the jobs would stop 

them leaving the area. 
• Local businesses would benefit from the development - they have already 

benefitted from the exploratory drilling. The area needs something more than 
tourism. 

• There is overwhelming support from mineral rights owners and farmers because 
the development would support the rural economy. It would help landowners to 
maintain and improve their properties and encourage tourism. 

• The National Park has changed over the generations and has an industrial 
history. 

• The planting proposals are good and would provide screening for the 
development. 

7.63 Points made objecting to or raising concerns about the proposals: 

• The application is premature with a lack of detail about fundamental aspects of 
the proposal, for example the below ground structures at the mine head site. York 
Potash’s own Definitive Feasibility Study will not report until after the decision 
date. 

• There are no details of the impact of the development on ground water in the 
area. 

• Local people are concerned about potential traffic problems, particularly in 
Littlebeck. The information about vehicles needed for construction and supplying 
the mine when in operation are not clear. 

• During construction there may be noise pollution from the drilling and 
environmental damage from the transport of salt from the site. 

• Some residents are worried about potential future subsidence affecting their 
properties and would like their areas to be excluded from the mining zone. 

• There are concerns about the operation of the pipeline especially what the 
replacement plan is since it has a life of 35 years yet the mine would be in 
operation for 100 years. 

• The Skills Strategy is inadequate as it is aspirational only and does not include 
milestones and benchmarking arrangements to show how implementation would 
be secured. 

• The ‘Silkin Test’ for major developments in National Parks is about national rather 
than international need. 

7.64 Many other questions were asked at the meetings including: 

• Would the excavated material used in the landforms result in acid or saline 
runoff? 

• Would the buildings be visible once the earth bunds are in place? 
• Would there be a provision to protect water supplies? 
• Can there be guarantees that jobs would go to local people? 
• NPA Members do not have the full facts about the pipeline because it will be 

determined by PINS and a permission for the mine would be redundant if the 
pipeline were refused. Could the pipeline decision be made first? 

• Is the pipeline technology new? How feasible is it to re-line it from inside? Will it 
need intermediate pumping stations? 
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• If there is a pipeline failure, would the mineral be stockpiled on site? 
• Will measures be taken to protect the near-by ancient woodland? 
• Where will the power supply for pumping the mineral through the pipeline come 

from? 
• Will extra shafts and facilities be needed when the mining reaches the far extent 

of the area? 
• Could the Esk Valley railway line be used for mineral transportation instead of a 

pipeline? 
• How much weight can be given to the socio-economic study which is based on 

York Potash’s earlier proposals?  
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8 Environmental Impact Assessment 
8.1 In the mid 1980s the UK Government agreed to incorporate European Legislation in 

relation to Environment Impact Assessment (EIA), which is an information gathering 
exercise carried out by the developer and other bodies to enable a Local Planning 
Authority to understand the likely significant environmental effects of a large scale 
development before deciding whether or not it should go ahead. Environmental 
factors can then be given due weight to balance against social and economic factors 
(the three strands of sustainable development) when deciding planning applications.  

8.2 Some core principles are that: 

• There is a list of projects which always require EIA (Schedule 1) and a list of 
projects for which EIA is needed if the particular project is judged likely to give 
rise to significant environmental effects (Schedule 2). 

• A lower threshold of significance is generally applicable in ‘sensitive areas’ such 
as National Parks. 

• A developer can ask a Local Planning Authority for a ‘screening opinion’ as to 
whether the development being proposed is EIA development or not. If it is, there 
is a list of requirements as to what is included in an Environmental Statement, 
which is the document created at the end of the EIA process. Some requirements 
are mandatory and others are included as relevant to the project. 

• A developer can ask for a ‘scoping opinion’ as to the amount of information which 
should be supplied as some issues may need considerable information and 
others relatively little. 

• It is the ‘core project’ that is the subject of the EIA not just the development that is 
being applied for under a particular consenting regime, e.g. a planning 
application to a Local Planning Authority. 

• The main alternatives to the development need to be considered. 
• The scope for reducing or ‘mitigating’ impacts should be included. 
• Overall the ES should be based on the best available sources of objective 

information, be systematic and holistic and free from bias.  

8.3 Environmental Statements need to include a full factual description including physical 
characteristics, characteristics of the production processes and an estimate of 
expected emissions and residues. They should also include a description of the likely 
significant effects on the environment including direct, indirect, secondary, 
cumulative, short medium and long term effects, permanent and temporary, positive 
and negative effects resulting from the development’s existence, use of resources 
and emissions. There is also a requirement to produce a non-technical summary of 
information provided. Where deficiencies in the information included are identified, 
there is provision to request extra information, such additional information is required 
to be publicised by press notice. 

8.4 The Environmental Statement submitted by the applicant covers the following topics: 

• Introduction 
• Background to Scheme 
• Methodology 
• Site and Locations Description 
• Policy 
• Geology, Hydrogeology and Ground Conditions 
• Ecology and Nature Conservation 
• Transport 
• Drainage and Flood Risk 
• Landscape and Visual 
• Noise and Vibration 
• Air Quality 
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• Cultural Heritage 

8.5 The Authority’s environmental consultants, AMEC Environment & Infrastructure UK, 
have been commissioned to review the Environmental Statement submitted with the 
planning application and the revised environmental information supplied on 23 April 
which included a substantial amount of new details. The conclusions of the review will 
be included in the Special Planning Committee report.  

8.6 There is an EIA requirement that the Authority should consider the cumulative impact 
of the proposed development alongside impacts from other developments and this 
can include impacts from various developments within the ‘core’ project. The wider 
York Potash project comprises a number of separate elements which are being 
progressed by the company and proposals for the various elements have evolved 
over the last six months. The Authority has sought legal advice on the approach that 
should be taken to the ‘core’ elements of the project within the EIA process. The 
advice received was that it is for each proper determining authority to make their 
professional judgment on the acceptability of ‘their’ aspects of the development but 
each authority should look at the other cumulative core aspects to assess the 
significant likely impacts of the project as a whole. 

8.7 The ES submitted to the Authority with the current application covers the pipeline as 
well as the mine head as this is a major component of the ‘core’ project and a number 
of environmental concerns regarding the pipeline are currently being assessed. 
Issues have been raised over the lifetime of the pipeline and likely need for future 
replacement, the potential for pollution should there be a breach and the length of 
time that it would take for landscape and habitats to be restored where the route 
crosses sensitive steeply wooded valleys, for example Skate Beck and the Green 
Houses area.  

8.8 The EIA process is a key component of the Authority’s consideration of the 
planning application, providing a structured assessment of the potential for 
both beneficial and harmful effects on the National Park environment. AMEC’s 
review will consider whether the revised ES contains enough information to be 
able to assess the likely significant impacts of the development. The 
conclusions of the review will inform officers’ assessment of the topics 
covered in sections 10 to 13 of this report and will enable the Authority to 
assess whether the cumulative impacts of the overall project raise sufficient 
concerns to refuse permission for the project over and above the planning 
balance assessment for the mine head proposal which is currently before the 
Authority. The EIA process will therefore play a major part in the overall 
assessment of whether the proposals represent sustainable development 
which would contribute to National Park purposes. 
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9 Habitats Regulations Appraisal 
9.1 The site at Dove’s Nest Farm/ Haxby Plantation is in close proximity to Sneaton Low 

Moor and Ugglebarnby Moor, both of which form part of the North York Moors Special 
Area of Conservation (SAC) and Special Protection Area (SPA). These are habitats 
of European importance and are protected under The Conservation of Habitats and 
Species Regulations 2010 (as amended in 2012). The North York Moors SAC was 
designated because of the expanse of ‘Annex 1’ habitat that forms the upland heather 
moorland, including both North Atlantic wet heath and European dry heath 
vegetation. The North York Moors SPA was designated because of the presence of 
golden plover and merlin.  

9.2 The Regulations require that, where an authority considers that a development 
proposal is likely to have a significant effect on an SAC or SPA, it must undertake an 
appropriate assessment of the implications for the protected area in view of the area’s 
conservation objectives. This process is known as Habitats Regulations Appraisal 
(HRA) and the National Park Authority is the competent authority in relation to 
planning decisions and the potential effects on the North York Moors SAC and SPA. 

9.3 York Potash requested a screening opinion under the Regulations for the proposed 
mine site on 8 October 2012. (Unlike in relation to Environmental Impact Assessment, 
there is no formal process for provision of a screening opinion under the Habitats 
Regulations but, nevertheless, the Authority provided an opinion as requested.) 
Following consultation with Natural England, a formal opinion was issued to York 
Potash on 5 November 2012 confirming that, before determining the planning 
application, a full appropriate assessment as required under the Regulations would 
need to be undertaken. The opinion also confirmed that the assessment would need 
to cover the pipeline as well as the mine site, because of the potential combined 
effects of the proposed developments on the SAC and SPA. 

9.4 The applicant has provided a Minehead Habitats Regulations Assessment report with 
the planning application which includes a consideration of the pipeline and processing 
elements of the project as part of the cumulative assessment. The applicant’s report 
concludes that there is no likely significant effect on the integrity of any European site 
and that, subject to appropriate mitigation measures being carried out, the discrete 
sections of the North York Moors SAC and SPA affected by the pipeline construction 
would achieve successful re-instatement within a five-year period.  

9.5 The Authority’s environmental consultants, AMEC Environment & Infrastructure UK, 
have been commissioned to carry out an appropriate assessment on behalf of the 
Authority. The assessment will consider the potential for direct, indirect and combined 
effects on the protected areas as well as the proposed mitigation measures and will 
determine whether or not the development would have an adverse effect on the 
integrity of the North York Moors SAC and SPA. 

9.6 The assessment is focusing on the impacts of the pipeline, in particular the proposed 
construction and restoration methods where it would cross protected moorland (the 
longest crossings are Liverton and Waupley Moors). The Authority is in contact with 
the Brecon Beacons National Park Authority to draw on its experience of how 
successful moorland restoration was following the construction of the South Wales 
gas pipeline in 2006. Other issues are the potential for construction at the mine head 
site to lead to a change in ground water levels which could affect the adjacent 
moorland and whether there is sufficient information to properly assess the potential 
impacts on golden plover.  

9.7 The conclusions of the appropriate assessment will be included in the Special 
Planning Committee report and must be taken into account in making a 
decision on the application.  
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Members should be aware that, if an appropriate assessment concludes that 
there would be an adverse effect on the integrity of an EU protected area, 
planning consent can be granted only in exceptional circumstances, if there are 
no alternatives and there are imperative reasons of overriding public interest. If 
‘Annex 1’ species are affected, the reasons of overriding public interest must 
relate to health, public safety or beneficial environmental consequences. Any 
other reasons must be checked with the Secretary of State for their view of 
whether they are imperative reasons of overriding public interest. 
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10 Planning Assessment Issues – Part 1: Dove’s Nest 
Farm/Haxby Plantation 
Location, site layout and design 

10.1 The mine head site at Dove’s Nest Farm/ Haxby plantation was decided upon by the 
company following York Potash’s exploratory drilling programme and the reasons 
given for the choice of location are that both polyhalite seams are present, it is central 
to an area of higher grade resource, there are no major faults in the vicinity and the 
site offers the lowest construction costs of all the alternatives considered. The site 
has existing woodland which provides an element of screening and there were no 
hydrological or existing use concerns. In terms of the settlement hierarchy set out in 
Core Policy B, the site is in open countryside. 

10.2 The Design and Access Statement submitted with the application explains the 
rationale for the proposed site layout and design at Dove’s Nest Farm/ Haxby 
Plantation. The site layout is based on the requirements of the mining and ore 
processing operation, the need to accommodate spoil from the excavations within the 
site and the applicant’s aim to limit the visual and environmental impact of the 
proposed development in recognition of its location within the National Park.  

10.3 Design and layout features which aim to moderate the long term visual impact 
include: 

• Excavating sub surface chambers to house the mine head and ore processing 
equipment so that, once operational, there is no traditional winding gear above 
ground and the operational equipment can be housed in a series of sheds with a 
maximum height of 9.6 metres; 

• Spreading excavated material around the mine head and processing buildings in 
mounds and bunds which aims to reduce their apparent height and provide 
screening for the development as a whole; 

• Locating the welfare building, car park and associated facilities within a cleared 
area in Haxby Plantation and incorporating two bends in the access road so that 
the development cannot be seen from the entrance on the B1416;  

• Providing tunnel access to the mine shaft which limits the movement of vehicles 
on the surface and reduces the required road network within the site; there would 
be a simple access road to the mine head buildings to be used for routine 
maintenance and replacement of equipment when needed. 

• Providing timber louvers on the front elevation of the welfare building which can 
be closed at night to reduce light emissions; 

• Reducing lighting in the car parking area and ensuring that it is angled at a low 
level. 

10.4 The applicant has consulted the Authority’s Design Guide in developing the design 
details. The ventilation shaft is a simple circular structure without a roof, intended to 
appear as a stone sheepfold. The design of the remaining mine head and processing 
buildings is stated to be based on large modern agricultural sheds and traditional 
materials are used including timber boarding above stone filled ‘gabions’ with metal 
roofing. The larger processing buildings have a multi-span structure to break up the 
roof line.  

10.5 However, the scale of the mine head and processing buildings is considerably greater 
than any recently approved agricultural sheds in the National Park. The three largest 
processing buildings (Buildings 6, 8 and 9) are 3,524m2, 3,440m2 and 2,376m2 
respectively. The sections and elevations show that the full group of processing 
buildings would appear as a long expanse with few openings or other features to 
break up the elevations; they would occupy an area of land approximately 210m x 
55m. 
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10.6 The two storey welfare building is also a large structure with a footprint of 2,797m2 

and will be the tallest structure proposed on the site at approximately 13 metres. It 
has a simple linear form with two main entrances at the points where the line of the 
building is angled to form an arc facing the car parking area. The full length internal 
walkway has a glazed facade facing south to maximise natural daylight and timber 
louvers which control heat and daylight as well as preventing light pollution at night. 
The building has sustainable design features including natural ventilation and grey 
water recycling and the application suggests that ground source heat from the mine 
shafts would be used for heating and hot water but details are not provided. The 
drawings included with the original application show a green roof and photovoltaic 
panels but these have now been omitted, the green roof because of concerns 
regarding long term maintenance and the photovoltaic panels in order to avoid a line 
of reflective material along the top of the building which may make the building more 
distinct from distant viewpoints. 

10.7 Deliveries and disposal of refuse would be from the rear of the building where bays 
for the miners’ shuttle buses are also located. The entire welfare area would be 
enclosed by a secure 1.8m perimeter fence which the applicant states would not be 
visible from public viewpoints. Following consultation comments from the North 
Yorkshire Police Authority, the Design and Access Statement has been amended to 
cover crime and security and measures at the site will include a 24 hour security 
guard force, CCTV and intruder detection systems. 

10.8 All the proposed buildings have a strong simple design which is appropriate for a 
large modern industrial development and the proposed building materials are suited 
to the local area. The intended use of stone from the mine shaft excavations is a 
sustainable approach which would reduce the quantity of building materials brought 
into the site from elsewhere. 

10.9 The Authority will need to assess the proposed location of the mine against 
Core Policy B, Spatial Strategy and consider the site layout and design of the 
proposed buildings against Development Policy 3, Design. The aim of 
Development Policy 3 is to maintain and enhance the distinctive character of 
the National Park and the Authority should consider the scale and massing of 
the development in relation to surrounding villages and farms, the quality and 
sustainability of the building design and the proposed use of materials. A 
judgement will need to be made on the extent to which the design features 
noted above would moderate the visual and environmental impact of the 
development. 

Feasibility of construction 

10.10 The applicant explains that as a result of the mine head site being located within a 
National Park they have gone to considerable lengths to mitigate the impact of the 
development on the character and appearance of the Park, locating all non- essential 
development outside the Park, having an underground pipeline transport facility and 
sinking as much of the mine head plant and equipment as possible below ground 
levels. This manifests in underground chambers beneath all shaft and processing 
buildings, the deepest of which is in the order of 90 metres. Officers have liaised with 
the local Principal Inspector of Mines and it is his view that, whilst the proposals for 
locating the headframe and winding engine underground are unconventional, there is 
no problem with the concept from a regulatory dimension although he also notes 
there are some design issues still to be resolved.  

10.11 This type of mitigated construction is relatively expensive and the Authority must 
consider whether it will be feasible to deliver such a high level of mine design. 
Cleveland Potash Ltd’s consultation response also queried whether it would be 
possible to conduct such a large scale operation on the proposed footprint. In order to 
consider these matters further AMEC have been commissioned to assess the 
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‘buildability’ of the proposed mine and their report will assist the Authority’s 
assessment of the mine design and construction proposals. 

10.12 The Authority should consider the feasibility of the proposed mine design and 
construction plan and the likelihood that all the mitigating features can be 
delivered. Officers will be guided by AMEC’s ‘buildability’ review. 

 Treatment of spoil 

10.13 The sinking of two shafts down some 1500 metres with an external shaft diameter of 
9.8m together with the construction of eight sub-surface equipment chambers, 90 
metres at their deepest, would involve the surface disposal of approximately 1.16 
million cubic metres of spoil. The environmental disturbance and presumably cost of 
removing the spoil from site has led the applicant to focus on assimilating the spoil 
into 40 hectares of the 63 hectare site where the retention of existing tree screening 
is not a constraint. Specialist soil handling techniques would be used to protect the 
soil structure of the top soil and Pyritic mudstones would be finely compacted to 
prevent acid leaching. 

10.14 Several areas of the site are to be raised by following existing contouring and a 
number of entirely new mounds/hills will be created. Associated with the landform 
alteration is extensive additional tree planting which would aim to improve the 
screening of the mine head site within fifteen to twenty years. The bulk of the 
reinforcing tree planting is around the perimeter with clump or shrub planting to the 
additional two hill/mounds to avoid undue overall increases in height. For further 
details see section 4.5 above. 

10.15 The Authority should consider whether it is reasonable to accommodate all the 
spoil on site without harmful and unnatural modification of the local landform 
ie. whether the proposed bunds and mounds would appear incongruous and 
harm the appearance of the locality. The Authority should also consider 
whether the proposed bunds and mounds would increase flood risk and 
present risks of pollution in the local area. 

Provision of services 

10.16 Electrical Power The initial power supply to the freezing and shaft sinking operations 
would be through diesel powered generators. Those generators would be kept during 
the operational phase to provide an emergency power supply for high risk critical 
process areas. The power supply during operations for the subterranean workings 
and surface buildings would be taken from a connection to the Whitby substation near 
Larpool. This 33kv line would be taken underground from substation to the site and 
then connected to a suitable transformer. The responsibility for providing that supply 
would lie with the electricity supplier, so it is not possible to precisely define the route 
that will be chosen for this new cable although it is likely to follow a road route 
between the substation and site in a reasonably direct route. 

10.17 Power for the pumping operation would come from a new 66kv cable to be laid in the 
pipeline corridor from Teeside. There is also likely to be a conduit laid within the 
pipeline route to accommodate a second supply from Teesside in case of future 
needs for increased power supply.  

10.18 Planning officers have met with Northern Powergrid to gain an overview of the power 
supply infrastructure in the locality of the mine head site. In brief they explain that 
Whitby has a current and future projected need for some 20mw of electricity which is 
provided by means of a pair of 66kv cables (each capable of delivering 40 mw) 
carried on metal pylons from Thornton le Dale up the A169 to Whitby. There is also a 
backup 33kv underground cable (capable of delivering 20mw) laid up the A171 from 
Scarborough to Whitby to provide winter resilience.   
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There are well progressed plans for an environmental improvement to replace the 
A169 twin circuit metal pylons with a single 66kv circuit on timber poles. 

10.19 Water Supply The applicants note that there are public water supplies to the south 
and west of the site and assume a direct water supply connection together with use of 
‘grey water’ collected at the welfare building to augment toilet flushing. The comments 
of Yorkshire Water on their ability to supply the amounts needed are awaited. The 
‘brine water’ supply for charging the pipeline would be sourced from Teesside.  

10.20 Foul Drainage Foul drainage from the welfare and office building is derived from the 
showers, toilets and catering areas and would be dealt with by means of a treatment 
plant and reed beds, with offsite removal of sludge.  

10.21 The Authority should consider whether the power supply arrangements are 
satisfactory and whether they would pose any risk to Whitby’s current or future 
power supply. The Authority should also consider whether the York Potash 
mine head power requirements would affect Northern Powergrid’s plans to 
carry out environmental improvements to the existing A169 power supply.  

10.22 The Authority should consider whether there is sufficient capacity in the local 
water infrastructure to supply the mine head without detriment to the provision 
of public supplies to local communities and whether the site can be properly 
serviced without leading to pollution of local watercourses. 

Drainage, hydrology and hydrogeology 

10.23 The site is not in a known flooding area, nevertheless the applicant acknowledges the 
mine head facility includes numerous roofs and hard surfaces which will speed the 
travel of surface water to watercourses. To minimise risk, the water management 
measures include storage ponds and swales to create a sustainable drainage system 
(SUDS) which would hold back water at times of high rainfall and release it later.  

10.24 Limited hydrology and hydrogeology details have been submitted based on a desk 
based preliminary geo-environmental risk assessment to inform the mine design and 
a hydrological risk assessment in connection with the exploratory boreholes at the 
site. The desk assessment identified the potential for a hydrological cone of 
depression to be formed due to dewatering during the construction of the below 
surface chambers. There is the potential for this to affect the licensed/private 
abstractions at three locations. The Authority has asked for greater detail of these 
potential risks and it is a key issue for the Environmental Impact Assessment process. 
Members will be updated when the information has been received and evaluated by 
the Environment Agency and the Authority’s hydrology consultants AMEC. 

10.25 The Authority should consider whether the sinking of the twin shafts and 
excavation of underground chambers would dewater the geology and adversely 
affect the local water tables and aquifers so as to adversely affect private and 
public water supplies and affect the ecology of the adjacent SPA and SAC.  

Landscaping and planting, trees, hedgerows and woodland 

10.26 The existing land use at Dove’s Nest Farm is as a working farm with a mix of arable 
crops and livestock. The arable land is grade 3 and this use would be lost as a result 
of the proposed development although it is suggested that once fully landscaped, 
grassed areas of the site could be used for occasional sheep grazing and possibly 
hay cutting in the drier areas.  

10.27 The part of Haxby Plantation affected by the proposed development is a relatively 
mature conifer plantation edged with some deciduous trees.  
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Mature trees alongside the B1416 form a shelter belt which is ‘Section 3’ woodland, 
designated for its importance in the landscape. A section of this woodland would be 
removed to create the new entrance to the welfare building. 

10.28 A tree survey was carried out in August 2012 together with an Arboricultural Impact 
Assessment. There are proposals for retaining existing trees and hedgerows where 
possible, although it is doubtful that those near to the mine shafts and processing 
buildings would survive the major ground excavations. 

10.29 The landscaping and planting proposals reflect the need to accommodate spoil from 
the excavations within the site and the applicant’s desire to create screening and 
introduce environmental benefits. The bunds and mounds containing excavated 
material all form part of the landscaping proposals as do the attenuation ponds on the 
north east section of the site; this section is the lowest part of the site and is currently 
a wet area of land. Two smaller swale systems would also be created as part of the 
Sustainable Drainage System.  

10.30 Planting proposals are set out in the application and include a mix of trees and shrubs 
to match the existing shelter belt inside the perimeter ditch and on the peripheral 
bunding. Existing hedgerow lines would be thickened to create ‘hedge belts 
incorporating oak and hawthorn hedgerow trees. Other planting would be of species 
rich grassland and shrubs and trees to break the outlines of the mounds. Boundaries 
along the B1416 would be re-instated with dry stone walls. 

10.31 As well as reviewing the proposed planting, it will be necessary to consider whether 
trees and shrubs in the vicinity of the site would be affected by dust or other 
particulate matter arising from the construction activities. AMEC’s review of the ES 
will provide guidance on this issue. A further consideration is the ownership and 
management arrangements for the parts of Haxby Plantation and Whinny Wood 
which are outside the area affected by the proposed surface development but which 
would form an important part of the wider screening of the development. 

10.32 The landscaping and planting proposals should be assessed against Core 
Policies A and C and Development Policies 1 and 3. A judgement will need to be 
made on the quality of the proposed landscape and planting scheme, whether 
there are any risks regarding implementation on the newly created landforms 
and the extent to which the screening afforded by the scheme would moderate 
the visual impact of the development. The potential for harm to surrounding 
trees and shrubs must be considered as well as their role in providing long 
term wider screening, particularly from distant viewpoints. 

Renewable energy (Core Policy D)  

10.33 Core Policy D expects activities in the National Park to address the causes of climate 
change by reducing the use of energy and generating energy from renewable 
sources. There is a specific requirement for on-site renewable energy generation of 
an appropriate location, scale and design to displace at least 10% of predicted CO2 
emissions from larger developments. 

10.34 York Potash has estimated that the mine and associated buildings (excluding the 
pipeline operations) would use 188 million kilowatt hours of electricity per year which 
equates to 79 kilotonnes of CO2 emissions. This would represent a 20% increase in 
total CO2 emissions in the National Park. The amount of predicted CO2 emissions that 
would need to be displaced to meet Core Policy D would therefore be 7.9 kilotonnes 
per year. To offset this amount using typical renewable energy installations would 
require, for example, 9,600 x 2kWp photo-voltaic panels or 1,840 x 6kW wind 
turbines. 
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10.35 The Authority has accepted that the scale of the renewable energy requirement for 
the proposed mine is such that on site generation would not be appropriate and has 
discussed potential alternative ways to address Core Policy D with York Potash. The 
planning supporting statement says that geothermal energy from the mine shafts will 
be used to heat water for showers and other facilities in the mine support buildings 
and may possibly allow the mine to become an exporter of energy at a later date. 
However, no details have been provided of how the ‘capture’ of geothermal energy 
would be incorporated into the development. York Potash also argues that the 
reduction in nitrogen fertiliser application that the use of potash brings will reduce the 
greenhouse gases produced in its manufacture and should be taken into account. 

10.36 Tree planting is another approach that York Potash is willing to consider in order to 
address Core Policy D and the planning application includes a funding contribution for 
woodland planting as one of the potential Heads of Terms for the S106 agreement. 
Officers consider that this is a reasonable alternative approach to Core Policy D as 
long as the contribution (and therefore the woodland that would be planted) is 
commensurate with the amount of CO2 emissions that need to be offset. A simple 
calculation based on Forestry Commission guidelines suggests that 4 tonnes of CO2 
is saved per year for every hectare of woodland created so approximately 1,975 
hectares of broadleaved woodland would save the required 7.9 kilotonnes of CO2. 
The planning application does not include a figure for the proposed Section 106 
contribution but discussions have taken place with York Potash which are reported in 
Section 14. 

10.37 The Authority should consider the application against Core Policy D, taking into 
account the policy’s aim to reduce the use of energy within the National Park 
and the fact that typical renewable energy generation options are not 
appropriate for a development of this scale. Members will need to consider 
whether the arguments put forward by York Potash regarding the potential CO2 
savings associated with use of potassium based fertilizers are relevant and a 
judgement will need to be made on whether the proposed S106 contribution is 
an acceptable alternative approach to Core Policy D. 

Historic environment 

10.38 A desk based study of historic assets is included with the application and York Potash 
has carried out additional investigations at the mine head site including a geophysical 
survey and archaeological monitoring at one of the drill sites. Features at or close to 
the mine head site include a Grade 2 listed boundary stone just beyond the boundary 
to the southwest and a cluster of five circular earthworks within Haxby Plantation. The 
boundary stone is screened by the belt plantations adjacent to the B1416 and the 
study says it would not be harmed by the development. The earthworks may 
represent significant prehistoric funerary monuments and are located to the 
southwest of the proposed welfare building. They would be preserved in situ within 
Haxby Plantation. 

10.39 Ugglebarnby Moor is close to the mine head site and has a concentration of recorded 
pre-historic sites including a probable round barrow. An assemblage of Bronze Age 
arrow heads, scrapers and knives whose approximate location is recorded as 
Ugglebarnby Moor is likely to be within Haxby Plantation near Soulsgrave and there 
is the possibility of other pre-historic material at the site.  

10.40 Three historic features would be affected by the development: 

• Dove’s Nest Farmhouse which is first recorded on mid 19th Century OS maps, 
would be demolished to make way for the development. It is considered to be 
locally important but has been much altered from its original form. 
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• A possible enclosure which is within the site adjacent to the northern boundary 
and could be of local or regional importance. The study says that it would not be 
affected by the excavation of the mineshafts but may be affected by topsoil 
stripping, spoil storage or tree planting (a low level impact is suggested). Advice 
from the Authority’s archaeologist is that it is not possible to assume a low level 
of impact based on the current information, particularly given the scale of spoil 
movements that would be taking place. There are few confirmed enclosures in 
this part of the National Park and, if confirmed, the remains are likely to be 
significant. This needs to be assessed before agreeing that the stripping of 
topsoil and storage of spoil in this part of the site would be acceptable. 

• A post-medieval field boundary which forms the boundary between Haxby 
Plantation and the belt plantations. This is an overgrown earthen bank about a 
metre in height, most of which would remain in place within the woodland 
although a small section would be removed by the construction of the proposed 
access road. The Authority’s archaeologist advises that the suggested negligible 
impact may be incorrect but the proposal would be acceptable with appropriate 
investigation and recording. 

10.41 York Potash suggests that none of these assets are sufficiently significant to require 
preservation in situ or to preclude development. A Level 1 historic building survey of 
Dove’s Nest Farmhouse would be undertaken prior to demolition and any features of 
historic value would be recorded. There would be a programme of archaeological 
monitoring during construction based on a strategy agreed with the National Park 
Authority. The mitigation strategy forms part of the extra information submitted by the 
applicant and is currently being assessed. York Potash also suggests that, with the 
proposed landscaping, planting and low level of external lighting, there would be no 
significant impact on the setting of the adjacent listed boundary stone or the moorland 
pre-historic landscape. 

10.42 The Authority will need to consider the impact of the development on the 
historic environment in the light of Development Policy 7, looking at the 
proposed mitigation strategy and whether any of the above features might 
preclude the development as currently proposed. 

Public rights of way  

10.43 No public rights of way (PROW) directly cross the site at Dove’s Nest Farm/ Haxby 
Plantation but there are many PROW in the vicinity and the important Coast to Coast 
walking route runs along a section of the B1416 east from the junction with Raikes 
Lane, which is approximately 650 metres from the proposed site entrance. A number 
of routes spread out from the Red Gate junction and Bridleway 312029 runs 
northwest from a point opposite the northern edge of the site. 

10.44 The Authority’s PROW officer has concerns about increased traffic flows along the 
B1416 and the significant hazard that large construction vehicles could pose for 
Coast to Coast walkers. The Ramblers Association does not have any objections to 
the development at Dove’s Nest Farm although it has reserved its position with 
regard to the construction of the pipeline. 

10.45 The applicant says that the proposed development should not impinge on any of the 
PROW but also acknowledges that users of the Coast to Coast route would be 
affected during the construction period. In view of the length of the construction 
period (3-4 years) and the nature and scale of the works, the potential for noise and 
dust to affect users of all local PROW must be assessed. 

10.46 The Authority will also need to consider the wider consequences of the proposed 
development being so close to the route of the final stage of the Coast to Coast walk.  
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The walk was devised by Alfred Wainwright in 1973 and crosses the Lake District and 
Yorkshire Dales National Parks before entering the North York Moors National Park 
at Ingleby Cross, passing across the Cleveland Hills and Blakey Ridge and continuing 
to its end point at Robin Hood’s Bay via Glaisdale, Egton Bridge, Grosmont, Falling 
Foss and Hawsker. Although it does not have ‘National Trail’ status it is one of the 
most popular long distance footpaths in the UK and in 2004 was named as the 
second best walk in the world in a survey of experts carried out by Country Walking 
Magazine. It brings many visitors to the North York Moors and is an important feature 
of the tourist economy. 

10.47 The Wainwright Society does not wish to make any public comment on the proposed 
development. 

10.48 The construction and operation of the mine would affect users of Public Rights 
of Way and the Authority must consider the impact on recreation in the area 
and in particular on walkers’ safety and peaceful enjoyment of this part of the 
Coast to Coast walking route.  

  



47 
 

11 Planning Assessment Issues – Part 2: Wider Issues 
Highways and transport 

11.1 The Authority must consider whether the transport proposals are acceptable, looking 
at both the construction period and the period when the mine would be in operation, 
at Phase 1 and Phase 2 production levels. Transport Assessments and Travel Plans 
for both the mine head and the pipeline have been provided as the potential impacts 
of both must be covered in the EIA. However, this section of the report focuses on 
transport issues arising from the development of the mine head at Dove’s Nest Farm / 
Haxby Plantation.  

11.2 A key concern raised by local people during pre-application consultation was the 
potential consequences of increased traffic, particularly commercial and heavy goods 
vehicles on the local road network and the risk that vehicles would attempt to use the 
narrow, steep road through the Littlebeck valley as a short cut or ‘rat run’ to the site at 
Dove’s Nest Farm. York Potash has sought to address these concerns and minimise 
transport impacts with a number of measures which aim to manage construction 
traffic appropriately and reduce the number of vehicle movements during the 
operational period of the mine. 

Construction period 

11.3 A revised Transport Statement has been provided which estimates that during the 
construction period there would be on average 12 two way HGV vehicle trips per hour 
although during the ‘peak construction’ month of March 2016 there would be a 
maximum of 20 two way trips per hour. Movements of construction staff to the site 
would peak at 50 two way trips (minibuses) in a single hourly period. 

11.4 The Highways Authority requires construction traffic to come in on the A171 from the 
North ie: the Teesside direction rather than from Scarborough. On the basis that all 
HGV deliveries would use the route, the Statement concludes that the increased 
number of trips would not result in any road safety concerns. 

 11.5 Nevertheless, at the request of the Highways Authority, the applicant has agreed to 
contribute funding for off-site highways improvements to be put in place before 
construction works start and these are included in the proposed S106 agreement: 

• Creation of a right hand turn lane at the A171/ B1416 junction 
• Re-alignment of bends on the A171 at Normanby to include widening where 

necessary to allow two heavy goods vehicles to pass safely on the road. 
• Funding contribution towards improved traffic control scheme at Prospect Hill, 

Mayfield, Whitby 

11.6 The Authority must consider whether these improvements are appropriate and 
whether the planned works to the A171 would significantly change the character of 
the road which is an important tourist route giving access to Whitby and several small 
coastal settlements. 

11.7 York Potash have stated that they would provide free company buses to transport 
construction workers at the Dove’s Nest Farm site to and from  a proposed 
construction camp at Whitby Business Park in order to reduce the number of car 
journeys to and from the site. It should be noted that a construction camp would 
require a separate planning permission which would need to be assessed against the 
provisions of the emerging Whitby Business Park Plan. Other measures which are 
proposed for effective management of construction traffic include a one way traffic 
system within the mine head site, a compulsory left turn out of the site to route traffic 
directly to the A171 and timing of deliveries to avoid school start and end times. 
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11.8 AMEC’s report on the ES will comment on whether the transport assessment has 
been properly carried out and whether the conclusions of the Transport Statement 
are reasonable. It will also comment on the cumulative impact of vehicle movements 
needed for construction of the pipeline which would take place across the final two 
years of the mine head construction period. 

11.9 The Authority should assess whether the construction traffic proposals are 
appropriate for a project of this scale, whether the highway improvements to be 
funded through the S106 agreement are acceptable, whether the proposals for 
management of the construction traffic are likely to be successful and whether 
the concerns of the local community about the impacts of construction traffic 
on the local road network have been adequately addressed. 

Operational period 

11.10 During operation of the mine, traffic movements would arise from the workforce 
arriving and leaving at the beginning and end of shifts and from regular deliveries to 
the site, service vehicles and visitors. The revised transport assessment estimates 
that the number of vehicle movements generated during the operational period would 
have no material impact on the highway network. Again, AMEC’s report on the ES will 
comment on whether this conclusion is reasonable. 

11.11 A right hand turn lane into the mine site would be needed at the junction of the mine 
access road and the B1416 and details are provided with the application. The 
Transport Assessment concludes that the local highway network in the vicinity of the 
site could accommodate the additional traffic and AMEC’s report will comment on 
whether this conclusion is reasonable.  

11.12 York Potash has sought to reduce the number of vehicle journeys needed for the on-
going operation of the mine with a number of measures which are set out in the 
Minehead Travel Plan. These include: 

• Providing a limited number of car parking spaces at the mine head site; 
• Providing  a Park and Ride and ‘pickup’ scheme for employees; 
• Requiring a minimum of 3 people in cars arriving at the mine; 
• Introducing measures to encourage use of the Park and Ride and car sharing 

schemes 
• Limiting access to the site by foot; 
• Managing visitors’ trips to the site by pre-arrangement. 

11.13 The Transport Assessment is based on the assumption that 75% of staff working at 
the mine head would use the Park and Ride scheme. The Travel Plan outlines 
measures to achieve this target including appointing a Travel Plan Co-ordinator, 
‘marketing’ the Park and Ride and car share schemes to all staff at interview and on 
appointment and providing  a car share register and guaranteed ‘ride home’ scheme. 
Use of the Park and Ride and car share schemes would be monitored through staff 
questionnaires. 

11.14 The Authority must consider whether miners’ travel behaviour can be managed as 
proposed and whether the Travel Plan is likely to produce the target level of 75% staff 
use. Queries have been raised about whether foot access can be limited in practice 
and whether workers would park their own cars on local roads with the attendant 
nuisance, damage to verges and risk of car crime. There is no information in the 
application about what would happen if the Park and Ride scheme does not work as 
planned but, if it did not, it could bring additional traffic to the local road network and a 
need for additional parking at the mine. 
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11.15 The Authority should consider the transport proposals in the light of 
Development Policy 1 which requires there to be sufficient infrastructure 
capacity to accommodate the demand generated by new development and Core 
Policy M which aims to encourage more sustainable patterns of travel. In 
particular, a judgment must be made on whether the provisions of the Travel 
Plan are adequate to ensure that the 75% staff use target is achieved. The 
potential consequences of the target not being reached must be considered. 

Social infrastructure 

11.16 The application includes a socio-economic report prepared by ERS which sets out 
‘baseline’ information for the area and outlines social impacts likely to arise from the 
development. The construction of the mine and pipeline would bring an influx of 
workers to the area for a three-four year period and, once in operation, employment 
opportunities at the mine and local supply chain businesses would bring new 
permanent residents. It is necessary to consider whether the existing and planned 
social infrastructure in terms of housing, schools, healthcare and local community 
services could meet the demands made by the development. 

Temporary accommodation for construction workforce 

11.17 The ERS report estimates that 60% of construction workers would come into the area 
and need temporary accommodation. Some would use rented or bed and breakfast 
accommodation in the local area and York Potash argues that construction workers 
using local lodgings through the winter as well as the summer months would help the 
tourism industry. An important question is whether there is sufficient capacity to 
accommodate construction workers as well as the usual tourists to the area during 
three visitor seasons. In the additional planning information submitted on 23 April, 
York Potash announced plans to create a construction workers camp at the Whitby 
Business Park which would limit the extra demand on temporary accommodation but 
Members should note that this is not part of the current planning application and 
would need to be considered on its own merits in relation to National Park policies. 

Housing 

11.18 The ERS report suggests that new permanent residents to the area (estimated to be 
54 households) would be mainly young people and young families. The existing 
population has a high proportion of older people and the report notes that attracting 
young people to the area would fit in with Scarborough Borough Council’s growth 
strategy. 

11.19 The report argues that long term housing impacts would be ‘minor and beneficial’. 
This is based on the situation in Scarborough where the borough council has been 
planning for growth over 15 years and existing planning permissions and housing 
land allocations are in place to meet targets originally set in the Regional Spatial 
Strategy. This picture is consistent with discussions that took place between the 
Authority and Scarborough officers before the application was submitted and the 
Authority understands that planning permissions are already in place for 
approximately 3,000 new dwellings. 

11.20 The Authority will need to consider the potential impact of extra demand for housing 
specifically within the National Park. Opportunities for new housing development are 
limited and high house prices mean that affordability is a problem for many local 
people. These pressures could be exacerbated by a significant increase in demand 
for housing in the eastern part of the Park. The Authority supports new open market 
housing only in larger settlements on the periphery of the Park; within smaller villages 
new development is limited to local needs housing on small infill plots and affordable 
housing schemes.  
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Bearing in mind the Authority’s housing policies, Scarborough’s planning committee 
has confirmed that its emerging Local Plan would make provision for housing land 
outside the National Park to meet the needs of the York Potash development. 
However, the National Park is an attractive place to live and there may be an 
increase in demand for existing open market properties which could lead to more 
rapidly increasing house prices within this part of the Park. This issue has not been 
addressed in the ERS study. 

Education and skills 

11.21 The ERS study notes that local primary and secondary schools in North Yorkshire 
have fewer pupils per school than regional and national averages, suggesting there is 
spare capacity to provide places for the children of in-coming residents. Available 
capacity in Scarborough is forecast to be 18.6% in 2013/14 and there is similar 
capacity within Redcar and Cleveland.  

11.22 York Potash has a stated commitment to employ as many of its staff from the local 
area as possible and its Skills Strategy is included in the application. Once the mine 
is in operation, the company’s main requirement would be for scientific and technical 
skills, primarily at Level 3 (A Level equivalent) and above. The aim of the Strategy is 
to increase the number of local people with the skills and qualities needed by the 
company and mitigate against the potential risk to local businesses caused by a 
shortage of skilled workers. The Strategy includes an Action Plan which focuses on 
four themes, raising awareness of career opportunities, working with education 
institutions and others to ensure suitable education and training is available, providing 
employment ‘routes’ into the company particularly for young people and adults and 
supporting continuous professional development of all staff. 

11.23 York Potash argues that the project will have wider benefits for the local area and the 
sub-region, enabling training institutions to scale up their plans and provide training 
that would benefit existing businesses as well as meeting the company’s needs. The 
‘up-skilling’ of the local and sub-regional workforce would have a knock-on effect of 
increasing the number of skilled people for the supply chain and wider business 
community. York Potash has already started putting its Skills Strategy in place by 
appointing an Education and Skills Manager, taking on apprentices, offering bursaries 
and summer placements to students and starting discussions with schools and 
colleges in the area. Scarborough Borough Council supports the programme and 
consultation responses from a number of local colleges also confirm their support for 
the project and the view that there would be wider benefits for the community at large. 

11.24 Providing employment for local people is one of the main reasons given in support of 
the project within the local community and delivery on this issue would be crucial. 
Although the strategy says that the aim at full production is to have at least 80% of 
the workforce sourced from the local area, it is recognised that the nature of the work 
means that some skills may have to be brought in at first and specific targets for the 
key performance indicators (including % of the workforce sourced from the local 
labour market) are not yet set. There is also not a set definition of ‘local area’. These 
points need to be considered and an assessment made about whether adequate 
arrangements are in place to secure the delivery of the Skills Strategy so that local 
people could take advantage of the new job opportunities. 

Healthcare 

11.25 The ERS study reports a higher than average number of GPs and dentists per 
100,000 population within the former North Yorkshire and York Primary Care Trust 
area and notes that future new housing development in Scarborough (which will 
accommodate in-coming workers at the mine) will lead to an increase in provision. 
North Yorkshire PCT said that proposed development would have an impact on 
services which would need to be absorbed but that there is sufficient capacity in 
hospital places and at the Scarborough Hospital A&E Department.   
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The report concludes that local health care services should not experience pressure 
on their services but notes that the potential impact from injuries associated with 
construction activities and operation of the mine has not yet been assessed. The 
Authority will consult the local health care services for a further view on these issues. 

Policing 

11.26 Based on experience of another large scale development, the ERS study suggests 
there is likely to be an increase in crime rates in the local area during the 3 to 4 year 
construction period. York Potash has recognised this and is willing to making a 
Section 106 funding contribution to the North Yorkshire Police Authority to enable 
extra police resources (staff and equipment) to be provided. Officers support this 
provision and are keeping in touch with the negotiations that are taking place 
between the company and the Police Authority. The National Park Authority would 
need to be confident that the agreed contribution is sufficient to protect and provide 
reassurance to the local community. 

Community services and sustainability of rural communities 

11.27 York Potash refers to Core Policy H and argues that the proposed development will 
help maintain sustainable rural communities by providing high quality and long term 
employment opportunities which would encourage young people to stay in the area. 
This point was also made strongly at both Public Meetings and has been a major 
feature of the third party consultation responses. The application also comments that 
new residents coming into the area as a result of job opportunities would help to 
maintain demand for public services including schools which would be of benefit to 
existing users. 

11.28 The Authority should consider the social impacts of the proposed development 
on local communities and the wider area against Core Policies A, B and H and 
Development Policy 1 and assess whether: 

• There would be sufficient housing, schools and healthcare facilities for the 
anticipated number of in-coming residents 

• Adequate arrangements are in place to secure the delivery of the Skills 
Strategy 

• The agreed contribution for extra policing resources during the 
construction period is satisfactory 

• The identified social benefits would contribute to the sustainability of local 
communities 

Environmental protection 

11.29 Environmental protection is central to the National Park’s first statutory purpose and 
is articulated in Core Policy C, Natural Environment, Biodiversity and Geodiversity. 
The policy aims to ensure that the quality and diversity of the natural environment is 
conserved and enhanced and conditions for biodiversity maintained and improved. 
Protected sites and species should be given the highest level of protection and 
priority is also given to local aims and targets for the natural environment. 

11.30 The mine head site at Dove’s Nest Farm/ Haxby Plantation is surrounded on three 
sides by sections of the North York Moors SSSI, SPA and SAC. The Habitats 
Regulations Appraisal is concerned with impacts on the EU protected areas ie the 
SPA and SAC but the impact of the development on the SSSI and on locally 
designated sites, particularly the near-by reserve at Little Beck Wood also needs to 
be considered. This will be done as part of the Environmental Impact Assessment 
process. 

  



52 
 

11.31 Protected species Species surveys have been carried out from September 2011 
and buildings at the mine head site have been sited to take account of the surveys 
findings. Natural England has also been consulted regarding this aspect of the 
proposals. 

11.32 The species surveys found that small numbers of pipistrelle bats use the main farm 
building for roosting on an occasional basis and Haxby Plantation and the woodland 
edge along the B1416 is used for foraging. Roosts at the farm building would be lost 
due to demolition and an appropriate mitigation strategy would need to be agreed 
including providing replacement roosts. A licence from Natural England would be 
required before works started. The ecological impact assessment suggests that in the 
long term the additional planting and attenuation ponds would provide enhanced 
foraging habitats for bats. It is acknowledged that increased light levels can disrupt 
flight patterns and breeding behaviour but the assessment suggests that the planned 
low level of lighting means there would be no adverse impact. However, this does not 
take into account the lighting required over the 3 to 4 year construction period (with 
some operations being carried out 24 hours per day) with the possibility of a 
significant impact on bats (as well as other species) over this period.  

11.33 There is no evidence of great crested newts at the site. The effect of the proposals on 
Section 3 Woodland is covered in 10.27 above. 

11.34 Biodiversity The applicant argues that the proposed landscape features and planting 
would create a variety of new habitats on the site and would increase biodiversity. 
The area of deciduous woodland, scrub and heath and hedgerows would all be 
increased and 10 hectares of species rich grassland would be planted. Wet areas 
would provide potential habitat for invertebrates and an aftercare and land 
management regime is proposed for the uncleared part of Haxby Plantation that 
would gradually introduce more native broadleaved species.  

11.35 The Authority will need to take into account AMEC’s review of the 
Environmental Statement and the conclusions of the Habitats Regulations 
Appraisal in assessing the proposals against Core Policy C. 

 Impact on landscape 

11.36 At the pre-application stage officers agreed with the applicants a suitable number of 
selected viewpoints for which a landscape and visual assessment would be 
undertaken to assess the minehead’s visual impact. These were Redgates, 
Fylingthorpe road (c219) junction with the A171, A169 above Blue Bank and Sneaton 
Thorpe Lane. A ‘landscape and visual assessment’ also forms part of the comparison 
of the preferred location at Dove’s Nest Farm to the alternatives sites considered by 
York Potash. The ‘Landscape and Visual Impact Assessment’ (LVI) forms a chapter 
within the Environmental Statement and will be assessed by the Authority’s 
consultants AMEC as part of the EIA process. 

11.37 The site lies in the National Park Landscape Character area ‘Coast and Coast 
Hinterland’ adjoining ‘Moorland’ and the applicant’s assessment of the site’s 
landscape value is ‘High’. The landscape character sensitivity to change is assessed 
as ‘Low’ on account of the locality being atypical of the rest of the coast and moorland 
landscape areas by virtue of Haxby and Windmill Hill plantations. The visual 
sensitivity to receptors is adjudged as ‘Medium’ by reason of the limited number of 
dwellings in the locality (three), restrictions of views by the plantations, topography 
and, hedge/field boundaries. The landscape capacity to accommodate change is 
assessed as ‘Medium’. 
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11.38 The landscape assessment concentrates mainly on the construction phase and early 
years up to year 15, in brief the strategy for reducing the impact is based on 
protection of existing features particularly woodland, hedges and dry-stone walls, 
reflects existing contour patterns, minimisation of spoil footprints and maximising 
screening including advance planting. 

11.39 The applicant’s landscape impact assessment during the construction phase when 
the spoil is being moved around the site and landscaping in its infancy is assessed as 
moderate/slight, whereas the landscape impact when the site becomes operational 
and landform modification /landscaping is settling down/maturing is slight/negligible. 
The final assessment after 10 years when the landscaping is matured is negligible. 
The additional construction information provided by the applicant indicates that 
temporary winding gear will stand approximately 37 metres above current ground 
levels for a large part of the construction period and the Authority will need to 
consider the landscape impact assessments in the light of the new information.  

11.40 The importance of landscape and its contribution to the special qualities of the 
National Park is recognised in Core Policy A which supports development only where 
it will not have an unacceptable impact on the wider landscape. The applicant’s 
photomontages for the operational phase show a picture of little impact in an area 
between two relatively busy roads. However, the site is adjacent to an area of remote 
open moorland and the most important view from the Fylingthorpe road/A171 junction 
shows the site backdropped against an upland ridge skyline. The impact of both the 
mine head and the pipeline development from distant viewpoints will be an important 
part of the Authority’s consideration of the Environmental Statement. 

11.41 The area over which major modifications of landform will take place with the 
distribution of 1.16 million cubic metres of rock and spoil and the siting of large 
buildings is approximately 40ha and the Authority will need to assess whether 
the visual impact of the mine head will be as limited as the applicants are 
suggesting particularly during the construction phase  

 Impact on recreational opportunities 

11.42 The applicant quotes from the Scarborough Tourism Economic Activity Monitor 
(STEAM) data from 2010 which showed that there were 10.2 million visitor days and 
estimated that tourism was worth £416m to the local economy and supported 7,813 
jobs in the National Park. The applicant also notes that the 2012 NYM Management 
Plan reports a 5% drop in visitor days between 2007 and 2010. Furthermore, that 
although half of the visitors were day visitors, they only account for 40% of the 
economic value with greater value being derived from visitors staying overnight. The 
applicant considers that the project will assist in diversifying the economy and offer an 
alternative to the seasonal employment offered by the tourism Industry. 

11.43 The applicant acknowledges that, whilst there are no public rights or way across the 
site there are several which radiate out from the environs of the site and these 
facilitate walking, cycling, riding and visiting historic assets. The application 
particularly picks out the recreational opportunities of the North Yorkshire Moors 
Railway, the towns of Whitby, Robin Hoods Bay and Scarborough and cites popular 
events such as Dalby Forest concerts and the Whitby Goth weekend.  

11.44 The applicant’s summary indicates all the main recreational opportunities are 
unaffected by the development. They also draw attention to the presence of Boulby 
mine and RAF Fylingdales suggesting these ‘industrial’ complexes do not put visitors 
off visiting the Park. They acknowledge there will be diminution in the enjoyment of 
the PROW (including the Coast to Coast walk) in the vicinity of the minehead during 
construction but that the Planning gain contributions to secure PROW enhancements 
will ensure the overall impact is positive. 
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11.45 In order to consider how the proposed development would affect tourism and the 
National Park’s wider ‘second purpose’, the Authority has commissioned a study from 
Qa Research. The study will provide information about the tourism economy within 
the National Park, report discussions with key stakeholders and include the results of 
on-line surveys of visitors and tourism related businesses. It will provide an estimate 
of the likely impact on the tourism economy based on visitor’s stated intentions and 
its conclusions will be taken into account in assessing the potential impact of the 
development. 

11.46 The Authority should consider whether the proposed mine head particularly 
during the construction period would have detrimental impact on the local 
tourism economy and recreational opportunities in the area. The Authority 
should consider whether the National Park’s attractive landscape brand will be 
‘tarnished’ on account of a perceived increasing industrialisation of the coastal 
part of the Park and consider the wider impact of the development on the 
National Park’s second purpose.  
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12 Planning Assessment Issues – Part 3: Major Development 
‘Test’ 

12.1 This section presents the application against the key criteria of the policy relating to 
major development proposals in National Parks, which requires a justification of 
exceptional circumstances and public interest to warrant an approval. A public 
interest has been put forward as the national need for polyhalite to supply potash 
based fertilizer and the resultant economic benefits from its extraction. There is also a 
(statutory) public interest in the conservation and enhancement of the National Park. 
The relevant policy considerations are: Core Policy E of the Core Strategy and 
Development Policies; Paragraph 116 of the NPPF and Paragraph 31 of the 2010 
National Parks Circular. (See paragraphs 4.8-4.21 of report). 

12.2 For ease of reference the key criteria of the major development ‘test’ which should be 
met to justify an approval (summarised government policy) are as follows: 

• That the development is ‘needed’ at a ‘national’ level; 
• That there are significant local economic  benefits arising from the development; 
• That there are no practical and viable alternative locations for the development 

outside the National Park; 
•  That there is not an alternative way of meeting the need for the development;  
• That the environmental and landscape harm and detrimental effect of the 

development on recreational opportunities (i.e. the second National Park purpose 
of public enjoyment) can be reduced to an acceptable level. 

  

Major Development ‘Test’ - the national need for the extraction of 
polyhalite 

12.3 The consideration of the application in terms of its need is an unusual policy 
requirement and is only necessary in respect of major development proposals in 
areas of national landscape protection because the starting point is that such 
developments should be refused due to their inherent conflict with National Park 
purposes (ref. paragraph 116 of the NPPF). The national need can be considered to 
fall within two distinct areas – firstly the national need for the resource itself and 
secondly the national considerations of the outcomes of the development – primarily 
the economic benefits. 

Applicant’s assessment of the national need for the extraction of polyhalite 

12.4 The applicant has submitted a report supporting the planning application which seeks 
to address the major development ‘test’ and concludes that “on balance, the 
exceptional circumstances of the proposed scheme justify a grant of planning 
permission and that it is in the public interest.” 

12.5 In terms of the resource itself, the application is seeking to extract Potash, though 
specifically Polyhalite, an evaporite mineral which contains a mixture of plant 
nutrients, although its main use as a fertiliser is for its potassium content. This is at 
much lower proportions than conventional potash fertilisers which are either 
potassium chloride (Muriate of Potash or MOP) or potassium sulphate (Sulphate of 
Potash or SOP). MOP is the main potash fertiliser globally with a market of 54 million 
tonnes in 2011 representing 93% of the total world potash market and typically has a 
potassium content of 60%, as opposed to SOP which has 50% potassium content 
and by contrast, represents a small market globally, with sales of approximately 4.2 
million tonnes in 2011. SOP is produced through an energy intensive chemical 
process which involves treating potassium chloride at very high temperatures. Potash 
fertilisers are measured by and valued for their K₂O (Potassium Oxide) content.   
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SOP is used for plants which are intolerant of the chloride in MOP, mostly higher 
value fruit and vegetable crops, but its sulphur content (18%) can also be important 
as this is also required by most crops and some soils are deficient in it. 

12.6 In contrast polyhalite is a speciality fertiliser, currently only extracted in very small 
quantities at Boulby Mine. CPL has been mining polyhalite since 2011 and was the 
first company globally to process and sell the mineral, currently marketed as 
“polysulphate”. Its K₂O content is only about one quarter of that of MOP, though it 
contains sulphur (19%), Magnesium (6%) and Calcium (17%). The YP proposal 
seeks to extract up to 15 million (and potentially 20 million) tonnes of polyhalite each 
year from two major seams known as the shelf and basin seams which are relatively 
uniform across the area of YP interest, though with a slight dip to the south and east.  

12.7 The main case for the need for the resource is centred on a rising demand for 
potassium based fertilisers due to the impact of the world’s population growth with 
new developing economies emerging and demand for more protein rich diets. This 
will result in the need to sustain increased livestock herds and greater efficiency from 
grass and arable land, which in turn will require greater potash use to increase yields. 
The proposal is essentially focused on world markets, though another key justification 
put forward is the need for food security for the UK through security of an indigenous 
supply of potash. The case does not differentiate between the different types and 
values of potash fertiliser set out above but refers generically to ‘potash’ as an 
important potassium based crop fertiliser. 

12.8 The applicant’s case also points out what it considers to be the Authority’s 
acknowledgment that the mining of potash is in the public interest and of national 
importance with the support for the continuing of mining from the Boulby mine set out 
in Core Policy E. It cites the NPPF as also classifying potash as being of national 
importance.  

12.9 A separate report is submitted with the application highlighting the importance of 
potash as a crop fertiliser. This has been produced by consultants commissioned 
from the Food and Environment Research Agency (FERA), part of DEFRA. The 
report is lengthy and envisages a hypothetical scenario where potash based fertiliser 
is not available to UK growers. Although acknowledging that this is extremely unlikely 
to occur, it is used only to highlight the importance of potash to UK food production 
and ‘explores’ the total absence of potash simply as a means of establishing the UK 
need for the mineral. 

12.10 The FERA commissioned report therefore is used to illustrate the following points: 

• Potassium is an essential crop nutrient and potash increases crop yields and 
improves the quality of fruits, vegetables and cereals and increases plant 
resistance; 

• There are no realistic substitutes for potash if current food production levels are 
required, although more efficient use of livestock manures will have some impact 
on the requirement for fertiliser potash; 

• There is a UK need for potash and the follow-on benefits of efficiency and food 
security; 

• There is a long term trend of a steady decline in the use of potash in the UK and 
indeed in other countries with established economies which it is stated could 
cause declining crop yields in the future; 

• The report quotes figures which predict that the use of K₂O fertilisers will increase 
in both the UK and the EU in the period up to 2020; 

• The most common form of potash used in the UK is MOP, mostly for grass and 
cereals, though potatoes and celery have the highest required rates of potash 
application; 
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• There is a need to secure future indigenous demand for potash and the York 
Potash project provides for a secure potash supply and ultimately a security of 
food supply as the UK currently imports some of its potash requirement from 
Canada and Germany. 

12.11 A key element of the YP justification is about long term security of supply of potash 
and reference is made to the single existing potash mine in the UK which it states 
sells approximately 50% of production in the UK, whilst exporting the other half. The 
rest of the UK demand is met by imports, mainly from Germany. The implication of 
this reference is that the YP production will provide more than the existing and future 
predicted potash demand for the UK irrespective of the existing indigenous 
production, and that the long term existing domestic supply is not secure, although no 
evidence is provided in the application to justify this assertion. The Planning Support 
Statement suggests that the situation set out in the FERA document where potash is 
unavailable to the UK would occur if the existing UK producer (i.e. Cleveland Potash 
Ltd.) ceases to operate and imports become unavailable. It states that as all mineral 
working is temporary the existing indigenous production will cease at some time 
either through commercial reasons, exhaustion of the mineral or through 
technical/geological problems such as inundation or contact with gas. 

12.12 Part of the YP case is therefore heavily based upon succession planning and 
considers that it is both prudent and policy compliant to allow a new source of 
nationally important potash to be developed in order to reduce reliance on imports. 
The fact that it takes many years to design, fund and implement such a project means 
that “it is prudent to have this project in place before the scenario becomes a reality.” 
Granting permission for the project would therefore ensure that there is continuity of 
supply for the UK. 

Issues to consider in the assessment of the national need for the extraction of 
polyhalite 

12.13 The main findings of the FERA report are generally accepted statements regarding 
the use of potassium based fertilisers, however, the report is not considered to 
address the key issues in terms of the policy consideration of ‘national need’. 
Conclusions that potassium is important for crop growth and that potash based 
fertiliser is important to increase crop yields are not disputed. Clearly, there is a 
national need for Potash and the Authority accepts that this is an important mineral, 
being included in a range of minerals listed in the NPPF as considered  to be 
necessary to meet society’s needs. Core Policy E which supports the principle of 
continued potash mining at Boulby Mine does recognise the national need for potash. 
However, in considering this part of the major development ’test’, the justification 
required to locate an additional mine within the National Park to extract further potash 
is not based solely on establishing a national need for the resource which it is 
intended to mine, but also on whether the York Potash proposal is required to meet 
that national need and indeed if it is, whether it is capable of doing so in practice. 

12.14 Such an assessment requires an understanding of the domestic and world potash 
markets, including issues of supply, demand, future trends and importantly the 
specific potash fertilisers which are used. In order to gain an understanding of these 
issues the Authority commissioned a study by Integer Research (a specialist research 
provider in global commodities markets) which provides an overview of the global and 
UK potash markets from 1998-2011 and which provides forecasts to 2037. This report 
will enable officers to advise Members on these issues and its findings will be 
discussed with others prior to the July Committee meeting. This research will also 
provide information to enable the Authority to consider objectively the case put 
forward to support the application in relation to the growing demand and need for 
additional potash use in the form of polyhalite for both domestic and overseas 
markets.   
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The report provides an important insight into the use and value of the different forms 
of potassium based fertiliser and the significance of the potassium content within 
them. 

12.15 The key findings in relation to global potash markets arising for the Integer Report are 
as follows: 

• In mature or developed countries (Europe and the USA), demand for potash has 
been flat and declined in some areas since the 1980’s, whereas demand in 
developing countries has increased substantially over this period and continues 
to do so. 

• Although potash markets have reacted to significant world events such as 
economic crises, the split of the Soviet Union and global food security fears, the 
long term trend in production over the last 50 years is for increasing output and 
use. 

• Global potash production is extremely concentrated due to the location of 
reserves, with Canada being the largest producer in the world with 32% of global 
output, followed by Russia accounting for 19% and Belarus with 16% of the total. 
Six large deposits account for the majority of the world potash resource base, 
although there are known to be at least 20 other potash deposits that contain 
significant quantities of the resource. This concentration results in potash being 
imported by every country with significant agricultural production. 

• The location of each producer in relation to its customers is of key importance to 
the prices it can achieve as transport costs can make up a substantial proportion 
of overall costs. 

• Approximately 50% of the global SOP capacity is located in China and SOP is 
generally sold at a premium to MOP due to its application on higher value 
chloride-sensitive crops and the result of the higher costs of SOP production. 

12.16 The Key findings in relation to the UK potash market arising for the Integer Report are 
as follows: 

• The use of fertilisers in the UK has been in decline for the past 25 years due to a 
number of factors which include; greater agricultural efficiency, improved 
recycling of nutrients from animal manure and increased use of nutrients as 
animal feed.  

• The next 10 years could see some recovery in the application rates of potash by 
no more than 10%. 

• The UK potash market has two main sources of potash supply: Cleveland Potash 
(CPL) and importers. Deliveries from the Boulby mine of CPL have accounted for 
around 60% of the total in recent years with the rest mainly being supplied from 
Germany. Almost all of the tonnage delivered to UK customers is potassium 
chloride (MOP), mostly granular grade for bulk blending and straight application. 

• Despite the fact that there are relatively few economic potash deposits currently 
exploited in the world, the UK has a secure potash supply from current sources 
which are secure trading partners. 

• Over half of Cleveland Potash production is exported, supplying most British 
potash requirement and making the UK a net exporter of potash. It exploits a 
reserve under the North Sea using conventional underground mining, primarily 
supplying the European and UK markets with 1 million tonnes per year of MOP. 
The Boulby Mine has the capacity to supply the entire UK demand for potash, 
however, some of the UK fertiliser bulk blenders buy potash from overseas 
suppliers on the free market as a matter of choice. This is often due to long 
standing links and associations with suppliers or location.  

• Cleveland Potash is the first company to exploit polyhalite commercially on a 
small scale from its deposit discovered below the sylvinite ore at Boulby mine. 

• Although the UK potash resource size is relatively small in world terms, it is 
estimated that there are over 60 years of production left at current rates.   
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This is enough to cover British apparent consumption for a significant part of the 
foreseeable future if exports were stopped (which would naturally happen if a 
shortage developed and created more domestic market for CPL’s output). The 
polyhalite currently offered by CPL is a small volume product but its market would 
naturally also expand if potash resources were to become scarcer and would 
extend the economic life of Boulby mine further. 

12.17 The key findings in relation to the use and future forecasts for polyhalite based potash 
fertiliser are as follows: 

• Polyhalite is used for its potash content and is a speciality fertiliser because of its 
other important plant nutrients and can be used for plants which react sensitively 
to chloride and where conventional potash fertilisers can’t be applied. 

• Despite its multi-nutrient characteristic, Integer expects that the value of 
polyhalite to be derived mainly for its potash content, which means it will compete 
directly with other potash containing products. 

• In terms of its potash content, it is obvious that the low K₂O content (14%) of 
polyhalite severely limits its value as a potash raw material for the European 
mixed fertiliser industry.  

• The concentration of magnesium in polyhalite is too low for it to be a useful raw 
material for the European fertiliser industry, though its SO3 content of 48% can be 
considered as a possible source of added sulphur. However, as it has a lower 
K₂O content than SOP it will be a less competitive product when transport and 
logistics costs are taken in to account. Furthermore, sulphur can be provided by 
gypsum which is available at relatively low cost from local producers. 

• The potential to mass market polyhalite as a granulated direct application 
fertiliser on the scale proposed by York Potash is limited by a number of factors  - 
only a small proportion of K₂O applied in Europe is applied as a direct fertiliser; 
Polyhalite’s higher price per tonne of K₂O relative to MOP is discouraging to 
buyers who are mainly looking to purchase potash fertilisers for their K₂O 
content; Polyhalite’s other nutrient content, especially magnesium and calcium 
are of little value to buyers and will be considered as worthless ’bulk’ which will 
incur transport and logistical costs but provide no value to the fertiliser. 

• Potential for selling polyhalite in other non-European markets is limited primarily 
because of the higher transport costs which would be substantial as a proportion 
of the likely selling price of the product because of its low K₂O content. 

12.18 In summary, the Integer report concludes that although the YP mine is planned to 
have the capacity to produce 15-20 million tonnes of polyhalite fertiliser per year, the 
relatively low nutrient content of this product will severely limit the ability to build up 
sales and therefore its impact on the UK market in general and Boulby in particular 
will be minimal. Polyhalite will not be able to replace potassium chloride (MOP) as a 
raw material in the manufacture of NPK compounds (Nitrogen, Phosphate and 
Potassium) and blends, simply because it does not contain enough K₂O for this 
purpose. The forecast for the potential UK market is 60,000-70,000 tonnes of 
polyhalite, split between the two producers which therefore equates to roughly 5000 
tonnes of K₂O from York Potash representing 2% of the current UK market for potash. 

12.19 The study has made it clear that Integer do not believe that there is a viable market 
for the volume of polyhalite that would be produced at the York Potash project and it 
concludes by stating that “Integer does not hold a positive view on the future 
prospects for either of the two producers to develop a market for this product.” 

12.20 The main implications to take from the two reports – that commissioned by FERA and 
the Integer Research report are considered to be as follows: 

• The global population is expected to grow by approximately 350 million every five 
years; 
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• Income growth in developing countries will stimulate a change toward more 
varied meat-based and more crop intensive diets which will mean increased food 
production and the need to intensify crop yields; 

• There is likely to be increased future potash demand growth mostly from the 
developing countries of China, Brazil and India; 

• The world supply of potash is secure and there has been a significant recent 
investment in new capacity with a number of significant capital projects being 
undertaken which will greatly increase both brown and greenfield mining capacity 
which will realise production after 2015 and result in a supply surplus; 

• The existing UK potash mine at Boulby has the capacity to meet the UK demand 
for potash for a considerable future period and makes the UK a net exporter of 
potash. It also has access to a significant polyhalite resource in addition to its 
known reserves of sylvinite. 

• The low K₂O content of Polyhalite means that it is highly unlikely to be able to 
successfully compete with the established forms of potash and sulphur based 
fertilisers and its mass market potential is severely limited. 

12.21 The security of an indigenous potash supply case put forward by YP inevitably draws 
CPL into the policy considerations as also does the national need for potash based 
on the marketability of polyhalite – a resource which is currently mined and marketed 
by CPL. To test the findings of the Integer report, the response from Cleveland 
Potash Ltd to the YP planning application provides additional evidence in relation to 
the future for the existing indigenous potash supply and actual experience in mining 
and marketing polyhalite as a multi-nutrient potash fertiliser. 

12.22 In relation to the YP position that the future of Boulby Mine is perhaps less than 
secure, it is assumed that in the absence of specific evidence, this view is put forward 
based upon the general uncertainties of mining (the application cites a number of 
potential reason such as exhaustions of the mineral or possible closure through 
sudden catastrophic occurrence related to gas or water ingress) combined with the 
age of the mine and the ten years remaining of its planning permission. However, the 
consultation response from CPL confirms that there is an intention to continue mining 
sylvinite at Boulby for another forty years beyond the expiration of the planning 
permission in 2023 (subject to planning permission) based on the public 
announcement of the level of reserves and resources of the mineral which exists 
within the CPL licence area. Specific details of new investment have been included in 
the response which include a five year £300m programme of infrastructure and 
mining plant replacement, research and increased jobs at Boulby Mine. The first 
stage of this work will involve the replacement of the Rock Shaft Head Tower, which 
will increase production capacity from 4.3 million to 5.3 million tonnes per year, and 
which received planning consent in October 2012. 

12.23 The response also states that Boulby Mine has access to at least a billion tonnes of 
polyhalite, which has been mined in small quantities (60,000 tonnes per year) and 
marketed as polysulphate. CPL confirm that due to the specialist nature of the mineral 
and its low K₂O content they have no expectation of increasing sales in the near 
future and do not see it as a  competitor or substitute for their main product MOP. 

12.24 The Authority must consider the conclusions of the FERA and Integer reports 
and assess whether in the light of the findings in relation to the importance of 
potassium as a fertiliser, the value and role of polyhalite based fertilsers in both 
the UK and world potash markets and the security of supply of potash to the 
UK, the York Potash proposal to extract and market up to 15mtpa of polyhalite 
is required in terms of national need. 
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Major Development ‘Test’ - National economic considerations  

12.25 Government policy set out in paragraph 116 of the NPPF refers to the assessment of 
the need for the development, including in terms of any ‘national considerations’. 
Counsel’s advice on the meaning of this term explains that this includes the need for 
the mineral but also includes a wider concept of need based on the general benefits 
to the economy which may arise from the creation of jobs and revenue. This advice 
also confirms that the degree of weight the Authority wishes to give to the various 
elements of the ‘need’ is a matter for it to decide. 

Applicant’s assessment of the national economic considerations  

12.26 The YP case is presented in the context of a national need for both the mineral and 
the benefits arising to the economy at a national level from the development, as set 
out in the planning support documentation under “Need for Potash for UK Economic 
Considerations”. 

12.27 The economic benefits put forward at a national level are listed under ‘Balance of 
Payments’,’ the value of by-products’ and ‘taxation’. The issue of business 
competition is also referred to in the sense that an additional national supplier will 
increase competition, ensuring the maintenance of a high value product, increased 
market choice and impact on prices. The local employment and socio economic 
factors are addressed in the next major development ‘test’ criteria relating to the 
impact of permitting or refusing the application upon the local economy. 

12.28 The proposed volume of polyhalite exports is stated as likely to have a significant 
major beneficial impact on the UK trade balance, especially on exports of ‘Basic 
Materials’. This expectation is based upon the proposed overseas market for 4mtpa in 
phase one of the development and 14mtpa in phase 2. In price terms, a figure 
ranging from US$110 to US$225 (Freight on Board) has been used to calculate the 
total value of exports based on actual and forecast potash pricing and is based on the 
nutrient values of the constituent parts of the ore (potassium, sulphur, magnesium 
and calcium). This equates to estimated values of £500m (£400m in planning support 
statement) per annum and £1.5bn (£1.4bn in PSS) per annum for phases 1 and 2 
respectively, which would contribute significantly to reducing the UK current account 
deficit which is quoted in the YP application as £29bn in 2011,but has since risen to 
£57.7bn in 2012. 

12.29 Further national economic benefits are cited in relation to the by-products produced in 
addition to the main product of potash for fertilisers. These are listed as Magnesium 
Sulphate, Magnesium Hydroxide and gypsum, which each have either established or, 
in the case of Magnesium Hydroxide, developing markets. However, since the York 
Potash decision announced in December 2012 to switch its final product from 
processed Sulphate of Potash to direct application polyhalite and 
polyhalite/nitrogen/phosphate blended fertilisers, these by-products will not be 
produced. This element of national economic benefit is not now therefore part of the 
consideration of the application as submitted to the Authority in February 2013 
(though the documentation was not updated to reflect this). 

12.30 In terms of national taxation benefits, the supporting documents list a range of tax 
revenues, including income tax and national insurance from the employees, council 
tax and stamp duty from people moving into the area, corporation tax from trading 
profits, VAT from UK sales, Business Rates and various taxes from mineral royalties. 

12.31 The applicant states that there will be an element of competition between Boulby 
Mine and the proposed mine operation as both will feed into the blended fertilisers 
market. It is also stated that as there is currently only a single potash mine in the UK, 
there is a false market and this does not promote a strong competitive economy. 
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Issues to Consider in the assessment of the national economic considerations  

12.32 The contribution towards the UK trade deficit, if delivered would undoubtedly be 
significant in national terms, particularly if phase 2 development of 15mtpa is 
achieved. The contribution ranging from £400m to £1.5bn per annum is dependent 
upon two assumptions: that there is a UK and world market for this amount of 
polyhalite and secondly, that the forecast polyhalite price based on the nutrient values 
of the constituent parts is realistic. These points have been examined in the Integer 
Report which states that the production from the York Potash project will not have an 
impact on world potash pricing as the York Potash output does not represent enough 
production volume in KCl equivalent terms (i.e. the low potassium content of 
polyhalite) to affect the market substantially. Similarly, Integer believes that the low 
nutrient concentration of the product will severely limit the ability to build up sales and 
therefore its impact on the UK market in general and on Boulby in particular will be 
minimal. This point will be discussed with relevant consultees on economic issues 
over the next month.  

12.33 The value of polyhalite is likely to vary in different locations and it is not realistic that 
there will be a single price that polyhalite will achieve. The advice officers have 
received is that its main value will be for its K₂O content and this can be assumed to 
be at the same level as the UK price for K₂O from MOP as this is the normal K₂O 
potash fertiliser. The value of the sulphur content is based on the price of ammonium 
sulphate, the likely main competitor for polyhalite as a source of sulphur in blended 
NPK fertiliser in the UK. The report concludes that the magnesium in polyhalite will 
have almost no value in the UK and the calcium will have no value at all in the UK. 
The Integer forecast is that the polyhalite prices are likely to be approximately 
US$150 tonne in the long term, and this is not dissimilar to the price range put 
forward in the YP application. 

12.34 The national considerations of employment arising from the development are based 
on job figures which vary from 743 FTE, of which 554 are based at the Mine Head 
site within the National Park and 189 at the processing plant at Teesside at phase 1 
production, to a total of 1037FTE, split 706 at the mine and 331 at Teesside. 
Additionally 2000 indirect jobs are forecast by 2024 and the project is likely to deliver 
1500 construction jobs. These numbers are significant to the local and sub-regional 
economy and the following sections assess this impact on both the National Park 
economy and the wider sub-regional economies of Scarborough and Redcar and 
Cleveland. However, in national terms, Members need to consider whether the 
economic benefits arising from this level of employment, although undoubtedly 
important locally, are of national significance. In fact, although the Planning Support 
Statement refers to a significant benefit from employment as a national consideration, 
the more detailed socio-economic study provided by ERS Consultants on behalf of 
YP states that at sub-regional and regional levels the employment impacts relative to 
working age and economically active population will be negligible or minor. Similarly, 
local taxes paid through business rates and council taxes from inward migration of 
workers are not national considerations and in the case of stamp duty and council tax 
from additional people moving in to the area, this needs to be considered in the 
context of the applicant’s strongly stated policy of employing local people.  

12.35 The issues to consider in relation to the case put forward by York Potash for 
competition are whether the product being proposed is likely to be a competitive 
alternative to the main MOP UK market. The Integer report casts doubt on this which 
tends to confirm the response from CPL which has two years direct experience of 
marketing polyhalite. In any case, potash prices are set by world markets and existing 
UK buyers are free to decide where to purchase potash, which is why a proportion of 
the UK use comes from imports, even though Boulby Mine has the output to meet the 
UK need. A final point to consider on this issue is the case put forward by YP based 
on the advantages to competition in having two indigenous suppliers.   
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Officers note however, the case also put forward about the need to provide for a 
secure supply “in advance of the cessation of the existing supply.” 

12.36 The Authority should consider whether the stated national economic benefits 
are likely to be delivered and decide what weight they should be given in the 
overall planning assessment. It will be necessary to assess whether the 
potential boost to the national economy amounts to exceptional circumstances 
within the context of the major development ‘test’ so as to potentially allow 
major development within the National Park.  

 Major Development ‘Test’ – Local economic considerations 

12.37 The economic impact of major development in national parks is an important part of 
the policy consideration and the wording of the major development ‘test’ requires an 
assessment of how the economy of the National Park would be affected by either the 
development going ahead or indeed how it would fare without it. This wording has an 
origin in the pre-curser to the current major development ’test’, the Silkin Test (1949) 
which was initially formulated as a response to the damaging impact of quarrying in 
national parks. The economic impact was part of the consideration of such proposals 
as this activity was considered an essential part of the local economy (accounting for 
10% of employment in the Peak District at that time).  

12.38 The role of the planning system in facilitating economic development has been 
enhanced by the recent NPPF which is clearly focused on delivering growth. 
However, there is an emphasis on sustainable development (achieving balanced 
benefits to the environment, society and the economy) and the planning protection 
afforded to national parks has not diminished in terms of the clear policy wording in 
the NPPF.  

Applicant’s assessment of the impact of permitting or refusing the development 
on the local economy 

12.39 The applicant has highlighted the economic benefits of the project as a key part of its 
stated compliance with planning policy and the estimated employment impacts at a 
local level are assessed by a socio-economic study undertaken by ERS on behalf of 
York Potash.  

  Employment benefits 

12.40 The employment estimated to be generated by the project is in two distinct periods – 
the construction and operational phases. The operational phase is then further sub-
divided into the initial output of 5mtpa and the second phase where the company 
expects to be producing 15mtpa of polyhalite ore. The employment figures for these 
two phases of output are stated as 554 FTE for phase one and 1261 FTE for phase 
two (though this latter figure is also quoted as being 1037). Indirect employment 
generated through supply chain expenditure is estimated at 1648 FTE at 1.4mtpa 
production capacity to 4496 FTE at phase two in 2024. 

12.41 The direct jobs are stated to be wide ranging from skilled crafts people and 
technicians, scientists, engineers, business experts, IT and administrative workers. 
The company states that “If the company can employ every single one of its 
workforce from the local area then it will.”  This commitment is reflected in the 
company’s work with schools and colleges in the Scarborough area and it has 
created apprenticeship opportunities and offered student bursaries. 

12.42 The ERS report identifies a minor negative effect at the local labour market level due 
to competition for skilled workforce, and this has already occurred to a limited extent 
with specialist staff at the Boulby mine.  
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Proposed mitigation measures to address this include a ‘Skills Plan’ and early 
engagement with key local economic development bodies including Redcar and 
Cleveland and Scarborough Councils and the relevant Local Enterprise Partnerships 
(LEPs). The report states that the proposal will contribute to the achievement of the 
strategic objectives of these bodies meeting specifically some of the challenging socio 
economic conditions within parts of the Council areas and bringing change to some of 
the most deprived communities. The report also refers to compliance with the 
National Park Authority’s Planning and Management Plan polices relating to the rural 
economy and employment and training opportunities and restates that this project 
creates a unique opportunity to assist the Authority deliver its socio-economic duty. 

12.43 The economic benefits are acknowledged by the four local authorities and two LEPs 
in the wider area, which all strongly support the application, referring to the 
sustainable long term economic impact on the local and regional economy of the area 
in terms of job creation and its potential for local business growth opportunities. The 
York, North Yorkshire and East Riding LEP identifies the YP project as one of its key 
strategic priorities (the other relates to the Dogger Bank offshore wind farm 
development). The response from the LEP states that the potential for 4000 direct, 
indirect and induced jobs (spending by direct and indirect employees) is significant at 
local, regional and national levels at the current time. It also states that the economy 
of the local area has suffered over the past few years with the decline of its traditional 
industries and future growth looks slow. 

12.44 The Humber LEP (through a sub-board partnership) has also stated its strong support 
for the development citing the national and international importance of the level of 
investment and the potential for Scarborough Borough to become a world leader in 
the production of polyhalite. The response also states the importance of other high 
value by-products which it states are magnesium hydroxide, gypsum and rock salt, 
though it should be noted, these were not included in the planning application and are 
not now part of the proposal. The Partnership welcomes the potential impact of the 
development on the local economy which it states has struggled with low growth rates 
over recent years and is characterised by low wages and skills and a narrow 
employment base. In terms of negative impacts on the tourism economy it believes 
these will be mitigated by reducing the visual impacts through the mine design and 
there will be short term benefits due to the influx of construction workers. 

12.45 The comments from the Humber LEP are repeated by the economic development 
officer of Scarborough Borough Council (including reference to by-products) who 
states that although the area is recognised for its entrepreneurial spirit and new 
enterprise has flourished, the economy is still not creating enough jobs or new 
businesses which has resulted in over 10,000 residents being in receipt of work 
related benefits and high youth employment ( the unemployment rate in the Borough 
is the highest in North Yorkshire at 8.8%). The Council is actively working with York 
Potash to support this project and the officer response links the work the Council is 
undertaking at Whitby Business Park to support the development, such as the 
development of 30 acres of serviced land for the mine supply chain and construction 
accommodation village. It concludes that the development will, critically, provide good 
employment prospects for residents of the National Park and encourages the 
Authority to “support and approve the application in line with its duty to foster 
economic prosperity for inhabitants of the national park area and also to facilitate 
economic development and job creation across the Borough of Scarborough and 
beyond.” 

12.46 The response from Ryedale District Council is a more qualified statement, 
acknowledging the development as a very major economic opportunity which will 
bring benefits that extend into Ryedale, which could benefit through supplying some 
of the labour and as a base for supply chain companies.  
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Although the job seekers allowance claimant level for the district of 2.2% compares 
well with the figure of 4.7% for Scarborough and the County as a whole, it points out 
that youth unemployment is an issue in the district as are low wages which compound 
the problem of housing affordability.  

 Impact on the tourism economy 

12.47 The potential impact of the development on tourism is assessed briefly in the ERS 
report and covers the area of the mineral extraction, i.e. the eastern part of the 
National Park, the towns of Whitby, Scarborough and Filey. In terms of the National 
Park, the report notes that the economic value of visitors to the Park in 2011 was 
worth £416.11m, supporting 7813 jobs in the area based on 10.7m visitor days. It 
then refers to the recent decline in tourism which was 4.4% in value between 2007 
and 2010 and projects that if this decline continued there would be a further decrease 
of 6.7% over the period 2010 to 2015. It cites ‘walking’ as the biggest single attraction 
within the National Park, with the most popular destinations being the North Yorkshire 
Moors Railway, Dalby Forest and various villages, such as Robin Hood’s Bay. 

12.48 The report then states the view of officers responsible for tourism at Scarborough 
Borough Council that most visitors to the area are specifically attracted to 
Scarborough and Whitby, particularly during festivals and other events. While these 
visitors may enjoy the drive through the National Park between these two towns, and 
some may even make use of it during their stay, it is believed that the North York 
Moors National Park is not a motivating factor in their decision to visit the area. 

12.49 In terms of the impacts on tourism of ‘major developments’ in the National Park, the 
report states that there is no evidence to suggest that other developments have had a 
negative impact on visitor numbers. These include Boulby Mine and RAF Fylingdales 
which, it states became a visitor attraction in its own right. 

12.50 The report concludes that the impact of the development would be positive for tourism 
with the influx of in-migrant construction workers and direct employees and actually 
lead to an increase in tourism through visits by friends and relatives. It expects that 
the tourism sector may benefit from a high quality mine development with visiting and 
viewing facilities provided.  

12.51 Based on the ERS Report the applicant states that there will be significant benefits to 
the local economy if the development is approved, which will not occur if it is refused. 
This, it states would be contrary to the aims of the Authority’s Management Plan and 
Core Strategy. 

 Issues to consider in relation to the impact of permitting or refusing the York 
Potash application upon the local economy 

12.52 It is clear both from the size of the project investment and its direct and indirect 
 employment impacts and from the very positive support of the economic development 
agencies and bodies that, if deliverable, the York Potash project is likely to create 
long term economic benefits to the economies of Scarborough and to a lesser extent 
Redcar and Cleveland. However, there are a number of important details and matters 
which require further assessment to be able to attach significant weight to these 
economic impacts, and the applicant’s supporting case is limited in terms of its 
objective evidence, particularly in relation to the general assumptions made about the 
potential impacts on the tourism economy. To provide a robust assessment, the 
Authority has commissioned two studies, a baseline profile of the National Park 
economy and detailed research into the impact of the development on the tourism 
economy of the National Park. 

12.53 In terms of the National Park Authority’s statutory planning responsibilities and the 
wording of the major development ’test’, the meaning of the term ‘local economy’  has 
as its starting point the National Park economy.   
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However, socio-economic factors do not stop at landscape designation boundaries 
and the economy of the National Park is clearly strongly linked to and influenced by 
the economies of the main towns and areas outside the Park, particularly Whitby. 
This interdependency is recognised by the Authority’s Core Strategy and is 
exemplified in the joint working with neighbouring authorities such as the joint Whitby 
Business Park Plan. The economy of each of the areas where the impact of the 
development will be felt therefore needs to be looked at in terms of an approval or 
refusal ranging from the National Park to the wider Scarborough and Redcar and East 
Cleveland economies. The weight to be attached to each of these is again, a matter 
for the Authority to decide, and will be dependent upon the Authority’s statutory remit 
as well as the extent to which the proposal complies with other key areas of planning 
policy. 

The National Park economy 

12.54 A brief and high level report on the economy of the National Park has been prepared 
by the Authority’s consultants AMEC which provides a description of the current 
economic situation and a commentary on its future economic prospects over a 20 
year period assuming the status quo (i.e. the economic impact of refusing the 
application). Data has been analysed at ward level, so the information includes areas 
outside the Park itself. It also uses Local Authority data so provides a context for 
trends in the neighbouring council areas outside the National Park which is a more 
realistic position than isolating the economy within the landscape designation. 

12.55 The economy of the North York Moors in many respects reflects the economies of 
many of the upland National Parks, with the nature of the economy strongly linked to 
the high quality environment, which is seen as a highly desirable place to live and 
work. Just less than half of the Park’s 21,800 employees both live and work in the 
Park, with 19% of residents being self-employed. Unsurprisingly, many of the local 
businesses and employment are tied to and deliver their income from the landscape 
with farming, forestry and fishing accounting for 40% of the Park’s businesses. The 
major economic sector though is tourism and recreation, estimated to support some 
4000 FTE jobs in the Park and up to 7,800 in the wider area. There are two significant 
local and stable sources of employment, RAF Fylingdales Radar Base and Boulby 
Potash Mine which together employ some 1,200 people. 

12.56 In terms of resilience, the National Park economy compares well with neighbouring 
local authorities and the regional economy despite the economic recessions in 2009 
and 2011 and concern over a third one in 2013. Unemployment is generally very low 
and employment growth data suggests healthy employment growth at levels slightly 
above the surrounding areas and in line with the national average which has been 
largely driven by increases in hotels and restaurants. The recession has marginally 
affected claimant unemployment rates and although overall some jobs have been lost 
in the period 2008-2011, numbers have been relatively stable and when the self-
employed are taken into account there has been a 3% employment growth over this 
period, significantly higher than Hambleton, Scarborough and Ryedale. 

12.57 In terms of future prospects, although national economic growth has continued to 
disappoint, the economy is expected to recover over the longer term, with economic 
growth forecasted to be approaching 3% by 2017. Within the National Park, the 
Management Plan recognises the need to strengthen and diversify the economy in 
line with National Park purposes and significant resources are being put into 
supporting tourism by raising awareness and strengthening the local branding of the 
North York Moors, encouraging increased day visitors and seeking to reverse the 
recent trends in visitor spend. Supportive farm diversification policies are being 
pursued as well as working with districts to roll out full mobile phone and broad band 
network cover for the remoter parts of the Park. 
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12.58 The study describes a relatively healthy Park economy with relatively high economic 
activity rates, low unemployment and better than average future prospects for growth. 
This does not hide the fact that the economy of the North York Moors exhibits similar 
structural challenges that exist in most remote upland areas such as under-
employment, generally lower than average wage rates and some economic 
seasonality and housing affordability issues. However, it also does not paint the 
picture of an area suffering from economic decline and deprivation and where future 
growth looks slow. 

The wider economic area 

12.59 In the wider area, key developments are the expansion and improvement of Whitby 
Business Park, which was planned for in 2008, and economic opportunities arising 
from the servicing of Dogger Bank wind farm, a significant expansion of the FERA site 
within Ryedale and the energy from waste plant at Wilton. The latest employment 
forecasts expect some 5,500 new FTE jobs to 2019 in the three districts and similar 
forecasts are predicted for Redcar and Cleveland. Current data suggests that 
employees resident in the National Park account for some 13% of all employees in 
Hambleton, Scarborough and Ryedale, this implies around 650 FTE in the Park to 
2019, assuming employment growth in the Park is in line with the three surrounding 
areas. 

12.60 In terms of the impact further afield, the economy of East Cleveland exhibits more 
structural challenges as a result of the legacy of heavy industrial development and 
decline, particularly at Wilton. Although economic development strategies for the 
Borough are focused on retail, tourism and leisure growth, digital, creative and 
logistical sectors are also seen as having the future potential to replace the large 
number of jobs lost from the chemical and steel industries. In terms of the impact of 
the YP development, there is some uncertainty because of the lack of clarity in the 
application regarding the final processing facilities at Teesside. Although the Redcar 
and Cleveland Economic Strategy does not specifically identify the York Potash 
project, the jobs associated with the dewatering and drying plant – stated as 189 in 
the application - would make a smaller impact than the direct jobs figure proposed at 
the mine head but would nevertheless still be significant in an area with 6.5% 
unemployment, which is slightly higher than the national average. The Borough has 
also highlighted the positive contribution that would result from an uplift in business 
rates from the processing facility and in common with the response from Scarborough 
Borough Council, the indirect jobs and benefits through supply chains are seen as 
potentially more significant than the direct employment. 

Impact on employment at Boulby mine 

12.61 Although direct business competition is not generally a planning consideration, the 
major development ‘test’ is concerned with the impacts of the proposed development 
on the existing local economy and as Boulby Mine is the largest single source of 
employment in the National Park, any adverse economic impacts on this operation 
are a matter for planning consideration. External consultees have not expressed 
concern over an adverse impact on Boulby Mine, and Cleveland Potash has stated 
that the intention to market Polyhalite will have minimal impact on their UK and 
overseas potash markets. However, they have expressed frustration over recent 
small losses of skilled staff to York Potash who are currently able to pay higher 
salaries and have outlined a medium term risk to their highly skilled core staff 
experienced in shaft operations. As the York Potash mine develops there is also a 
risk of losing experienced mining engineers if the ability to pay higher salary rates 
was to continue. In terms of the skilled mine shaft engineers, CPL has stated that a 
potential loss would have an immediate detrimental effect on their operations as no 
alternative skilled workforce is readily available.  
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Impact on the tourism economy 

12.62 The conclusions of the ERS study that the mine development will have no adverse 
impact on tourism and indeed is stated by the applicant to have a net positive benefit, 
requires close scrutiny, as the tourism ‘product’ in a National Park is essentially 
related to its attraction as an area of wild and undeveloped landscape and the 
opportunities that it offers for outdoor recreation. The development of a large 
industrial complex within such a landscape could be assumed to be inherently 
detrimental to the public enjoyment purpose of the designation and so an assessment 
of this view is important in order to verify its conclusion. 

12.63 Tourism is the mainstay of the National Park economy and is inextricably linked to the 
second purpose of National Park designation – to promote the public enjoyment and 
understanding of the special qualities of the National Park. The ERS study devotes 
less than three pages of its 73 to the impact on tourism and focuses on the tourism 
product of Whitby, Scarborough and Filey. It explains the specific tourism draw of 
these traditional coastal resorts and yet does not assess the tourism attraction of the 
National Park, except for listing three specific visitor destinations/attractions within it. 
It does quote from the Authority’s Management Plan that ‘walking’ is cited in visitor 
surveys as being the single biggest attraction for visitors. 

12.64 The two main assumptions in relation to tourism set out in the ERS report are that: 

• Visitors to the area are mainly attracted to the towns of Whitby and Scarborough 
and only enjoy the National Park as a side attraction during their drive through it; 

• There is no evidence to suggest that existing large scale developments in the 
Park, such as caravan sites, Boulby Mine and RAF Fylingdales have a negative 
impact on the number of people visiting the area. 

12.65 Neither of these two important assumptions appears to be based on evidence and 
therefore the validity of the ERS report on this issue must be questioned. In order to 
rigorously assess the application as required by Government policy, the Authority 
commissioned its own objective research which involved direct primary evidence in 
order to gain a more informed understanding of the potential impact of the York 
Potash project (including the pipeline) on tourism in the National Park. The key 
findings of the report are: 

• The importance of tourism to the economy of North Yorkshire is recognised in 
previous economic strategies, with the natural beauty of the two National Parks in 
the region having a key role to play in attracting visitors; 

• Two thirds of tourism businesses stated that a large proportion of their customers 
are attracted to visit specifically because of the National Park; 

• The special qualities of the National Park which act as key reasons for visiting the 
area are almost universally acknowledged as peace, tranquillity, remoteness, the 
natural beauty of the landscape, especially the heather moorland, and the 
proximity to the coast; 

• Although a only minority of visitors and local businesses oppose the 
development, far more expect the development will have a negative effect on 
many of the special qualities they associate with the National Park; 

• According to respondents, there is likely to be a net decrease in visitor numbers 
during the construction phase of the development (up to four years) estimated to 
be 15% which equates to a loss of 1,570,651 tourism days and £40.78m per year 
in direct tourist expenditure; 
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• Visitor responses indicate that once the mine is operational, 14% of visitors are 
unlikely to visit this area of the North York Moors, which, if they stopped visiting 
the Park altogether equates to a decrease in visitor days of 1.4 million and a 
decrease in direct revenue of £38 million each year; 

• Most tourism businesses do not expect there to be any impact on visitor 
numbers, though 26% state there will be a negative impact, whereas 11% a 
positive one during construction. Once operational 19% of businesses expect a 
negative impact on their business and 17% a positive one; 

• The loss of some tourism businesses must be expected, especially during the 
construction phase if 15% of visitors choose to stay away from the National Park. 

12.66 The Authority needs to consider the likely economic impacts of the 
development, both positive and negative across the range of economies, from 
local to sub-regional. The direct benefit of over 500 jobs and potentially rising 
to over 700 jobs located within the National Park is significant, particularly the 
type of highly skilled, permanent, non-seasonal and high waged jobs 
envisaged. It cannot be guaranteed how many of these jobs will be taken up by 
Park residents or even residents in the wider area and it is likely that initially, 
the skilled jobs required in mining are likely to be brought in from traditional 
mining areas. The company has however demonstrated its willingness to 
engage with local educational establishments and expressed its intention to 
upskill the local labour force.  

12.67 The surrounding local authorities have expressed very strong support for the 
proposal, citing it as capable of transforming the coastal economy, with the 
beneficial impact most strongly felt in the Scarborough area, with a less, 
though still important impact on Redcar, due to greater uncertainty on the 
number of potential jobs in the processing of the Polyhalite at Teesside. 

12.68 The direct impact on the economy of the National Park itself is likely to be less 
significant, as it exhibits a stronger resilience than the surrounding areas 
which face greater economic challenges and there will be a negative impact on 
the tourism economy during the four year construction phase. Whether this has 
a longer lasting public perception of the North York Moors National Park as 
gradually losing its special qualities of tranquillity and wildness is not known. 

12.69 Uncertainties over the economic viability of the proposals, particularly in 
relation to the phase two level of investment and associated production and 
resulting employment outputs have been raised by Ryedale District Council and 
CPL. Such concerns would not normally feature as significant planning issues 
but in this case are planning considerations as they impact on matters raised 
by the government’s major development ‘test’. These uncertainties are 
compounded by a lack of clarity over the end product and its processing and 
resultant job numbers in Teesside, a point raised in the Redcar & Cleveland 
response. 

12.70 The degree of weight to be given to the economic benefits is a matter for 
Members to decide, though key factors which influence this are considered to 
be: the statutory role of the National Park Authority in relation to the two 
National Park purposes and in their delivery, the social and economic duty; the 
extent of the Authority’s planning remit; the degree of certainty that the project 
can deliver the stated economic benefits; the degree of compliance with other 
aspects of the key major development ‘test’ e.g. whether there is a national 
need for a second potash mine in the National Park and the availability of 
alternatives to it and finally, the level of harm that is likely to occur to the 
special qualities, wider environment of the National Park and the local 
amenities of its residents. 
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Major Development ‘Test’ - the cost of and scope for developing 
elsewhere outside the designated area 

12.71 This element of the major development ‘test’ is considered to be a crucial part of the 
planning determination as, if there are practical and viable alternatives to siting the 
mine head in the National Park, the stated economic benefits of the proposal can still 
be delivered without the need for significant harm to occur to the nationally 
designated landscape. The project could then be delivered with the support of the 
planning system rather than exceptional circumstances having to be justified. 

12.72 The policy requires a robust assessment of both the scope for and cost of developing 
a mine head in alternative locations outside the National Park and although this 
brings into the consideration a number of planning issues, the overriding factor is 
geology. It is acknowledged that part of the development i.e. the extraction of the 
resource from beneath the National Park is determined by the existence of the 
Polyhalite in this location, however, the most significant impact of the proposal is the 
surface infrastructure and it is this element of the scheme which has the potential 
flexibility in terms of its location. 

12.73 It is known that Polyhalite occurs beneath a large area, some of which lies outside the 
Park boundaries but the detailed assessment involves consideration of the 
mineablility, and viability which are in turn dependent upon the quality and quantity of 
the resource, geological conditions and degree of tectonic disturbance (faulting). The 
applicant’s case looks at five specific locations outside the National Park boundary 
and assesses each in turn against a number of identified constraints. These areas 
are:  

• The ‘Whitby Enclave’ 
• Whitby Industrial Estate 
• Cloughton Surrounds; 
• Vale of Pickering; 
• Off shore – North Sea 

12.74 The justification for the conclusions of this exercise was queried following the 
submission of the application and a request for further geological information was 
made along with further information across a range of substantive planning matters. 
This information was received during the writing of this report and has not been 
considered in detail by geological specialists, although key additional points are 
referred to and commented upon. It should be noted that this aspect will need to be 
further considered and included in the final Committee Report in July. 

Applicant’s assessment of the cost of and scope for developing elsewhere 
outside the designated area 

12.75 The supporting documents set out an assessment of the general geological resource 
and explain how the geological ‘model’ which is put forward has been developed 
based on detailed investigation of historic records of borehole data and geological 
maps. Combined with recent exploration boreholes and seismic surveys this has 
been used to interpret the geological conditions of the alternative locations. It is 
acknowledged that none of these sites have been specifically drilled to provide a 
detailed analysis as the company believes that to do so would incur prohibitive costs 
and is not considered necessary to be able to make an informed assessment of their 
potential. It is also stated that it is not necessary to put an actual monetary value 
against each site as to do so would be onerous. 

12.76 The application is to extract polyhalite from two major seams within the Area of 
Interest – the shelf seam and the basin seam both of which are known to be of high 
grade poyhalite, display relative uniformity and vary in thickness from 5m to in excess 
of 40m.   
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The deposit runs from the northern boundary of the National Park and a point that is 
approximately 8km inland and continues eastwards beneath the coast and the North 
Sea until it reaches continental Europe. Of particular importance is the southern limit 
of the polyhalite which appears to be Cloughton for the shelf seam and the north bank 
of the Humber for the basin seam although their respective quality parameters are 
unclear at the southern extremes. 

12.77 Geological analysis using seismic survey data has also included faulting as the area 
has been subject to significant tectonic activity in the distant past, though is now 
clearly inactive. The range of faults is from fairly minor to more significant complex 
systems such as the Peak Trough which runs along the coast offshore. The general 
location of faulting within the Area of Interest is shown on a small scale map within 
the supporting documentation.  

12.78 Within the accepted constraints of safety and viability (confidence to attract 
investment to finance a mining development), the key geological considerations are 
set as: 

• Presence of the Mineral – at adequate thickness and grade – with at least 50 
years of working in the deposit to justify investment; 

• Shaft-sinking issues – siting shafts in badly faulted or geologically disturbed 
ground creates additional challenges with cost and safety implications; 

• Depth below surface – with respect to winding costs and temperatures; 

• Centre of Gravity - the advantages associated with being able to mine radially 
out from the shafts, such as providing greater tonnage over the life of the mine, 
more extraction options and reduced risk. A shaft within the centre of the deposit 
will however sterilize an element of the workable deposit in the shaft support pillar 
(an area of mineral left in situ surrounding the shaft to provide stability and 
protection to it from subsidence). 

12.79 Additionally, other planning and environmental constraints were assessed including 
landscape and visual impact, hydrology and ground water protection zones, and 
amenity factors such as proximity to potentially sensitive receptors. 

Applicant’s summary of constraints in each alternative location 

12.80 Each of the five sites was subject to a comparison with the conditions of the preferred 
site at Doves Nest. A summary of “significant problems” at each site is as follows: 

12.81 Whitby Enclave This area is bordered on three sides by the National Park and 
consists of a series of pasture fields bounded by main roads giving excellent links. 
The geological constraints are listed as the existence of two east-west faults across 
the enclave which are considered to cause problems for shaft sinking and the pillar of 
support; the location is on the northern edge of the York Potash AOI and therefore 
mining could only take place in a southerly direction and not all points of the 
compass; the seismic reinterpretation shows only the shelf seam present in this 
locality. 

12.82 Additional constraints were listed as close proximity to the residential areas of 
Sleights, Briggswath, Ruswarp and Whitby with limited potential for noise and visual 
impact mitigation. In respect of the latter, the case argues that although outside the 
National Park, development of the mine in this location will essentially act as an 
industrial extension to Whitby and provide an ‘industrial gateway’ to the town. An 
advantage was identified which is cost savings in a reduced length of pipeline and 
from removing the need to cross the River Esk. 
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12.83 Whitby Industrial Estate This area is again subject to faulting which suggests it 
would be difficult to sink two shafts which avoid disturbed ground. The thickness and 
grade of the shelf seam here is unknown though there is a strong probability that the 
Basin Seam is present at similar thickness to that at the Hawsker borehole (SM1). 
The area is at the periphery of York Potash’s Area of Interest. 

12.84 Cloughton Surrounds This area lies about 4 miles north of Scarborough just outside 
the National Park boundary and is made up of generally flat pasture and arable land 
with pockets of woodland, lying just outside the residential areas of Burniston and 
Cloughton. The York Potash geological model shows only the Basin Seam present 
with reasonable confidence here though there is no assay information available. 
There is uncertainty and unpredictability regarding the thickness of the shelf seam 
which shows trends of breaking up, with split or multiple seams and it concludes that 
further exploration and surface drilling would be needed to explain the situation which 
would be prohibitively expensive. Although the fault constraints map shows the site to 
be free of faulting, the constraint of the significant and complex Peak Trough Fault 
lies to the east which is stated to limit access to the subsea resource to the east. 

12.85 Additionally, the case argues that this site is sensitive from a landscape aspect, being 
highly visible from the National Park and National Trust Coastal locations. It 
concludes that if the development were to be located here, it would turn ‘what is 
currently a pleasant rural landscape into an industrial one’. 

12.86 Vale of Pickering This potential site covers a large part of the Vale of Pickering from 
West Heslerton in the west to Seamer in the east. Significant constraints are identified 
including proximity to the western extent of the shelf seam, probably meaning it is 
relatively thin, heavy faulting and structural complexity, the presence of aquifer or 
water source protection zones, flood risk and depth of the mineral. 

12.87 Offshore North Sea A licence from the Marine Management Organisation and a 
Crown lease has been obtained by York Potash to extract minerals from underneath 
the seabed between Whitby and Scarborough, though because records are poor this 
area is not being specifically targeted. The visual impact of an offshore operation is 
referred to with a large number of coastal residents likely to have their visual amenity 
affected by the proposal and there is concern over the impact on the Heritage Coast. 
However, the unacceptable risk of inundation to the mine with sea water where an 
incident above the seabed could result in the immediate and complete flooding of the 
mine rule out this option from a health and safety point alone. 

12.88 The constraints identified have led York Potash to conclude that in each of the above 
cases there is no scope for locating a mine in any of the locations. The advantages of 
the preferred site at Doves Nest are stated which are essentially a relatively fault free 
location that allows underground development of both seams in all directions. 

Issues to consider in the assessment of the cost of and scope for developing 
elsewhere outside the designated area 

12.89 An initial response was made to York Potash, both at the pre-application stage and 
following submission of the planning application that the level of detail and evidence 
presented was not considered adequate to be able to conclude that there was no 
scope at all in locating the mine head outside the National Park. The significant 
constraints which exist in the Vale of Pickering site are acknowledged and the 
unacceptable flood risk of an off shore mine are accepted. The Whitby Industrial 
Estate would involve land within the National Park and conflict with the provisions of 
the emerging Whitby Business Park Plan. However, the two sites of the Whitby 
Enclave and Cloughton Surrounds are still considered to represent realistic 
alternatives which, on the basis of the information provided are not considered to offer 
no scope, as concluded.  
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Rather the existence of a greater level of constraints (although there are also some 
advantages in relation to proximity to road and rail networks) is likely to impose 
additional technical and financial challenges, which may impact on the viability of a 
mine, but without further detail and costing of the alternatives, a conclusion that there 
is no scope cannot be justified. 

12.90 The additional geological information has been produced by FWS Geological 
Consultants and is helpful in explaining the process which has been undertaken to 
produce the ‘geological model’ upon which the York Potash decision over location 
has been made. However, it is considered that there is too much emphasis and 
reliance on the presence of faulting as an insurmountable obstacle with only 
superficial map information initially provided at a very small scale which gave no 
indication of the size, depth or throw of the specific faults. Apart from indicating that 
the geology in a certain area is disturbed by faulting, it is difficult to ascertain the 
scale and extent of the various fault zones, which occur generally throughout the AOI 
and the degree of problem this represents to siting the mine head shafts. Although 
the application includes a letter from the HM Principle Mines Inspector that fault 
planes can present problems in terms of shaft stability and shaft lining integrity and 
that given the option, the avoidance of faults is recognised best practice, this does not 
lead to the conclusion  that this cannot be achieved. Indeed YP acknowledge that it is 
possible to sink a shaft through disturbed ground, then adds that “from a risk 
assessment perspective, it cannot reasonably be justified unless there is no 
alternative...” YP conclude also that although there is no rule of thumb distance 
relating to the siting of shafts near to faults, “siting a shaft so close as 100m away 
[from a fault] should mean that the fault does not pose a problem.” It is suggested that 
the case for not locating the mine head at the alternative sites based on the presence 
of faults is not conclusive. 

12.91 Both the submitted supporting information and the additional geological report focus 
in detail on the advantages of the preferred Doves Nest site and the northern part of 
the AOI which the exploration stage has shown to exhibit a large block (covering 
32km²) of thick high grade, shelf seam polyhalite and this has led York Potash to 
focus on the northern area of the AOI. There are several references throughout the 
reports which consider that carrying out more detailed geological investigation in the 
southern part of the AOI is not justified in terms of time and cost and is considered to 
be too onerous. This is not considered to be a valid argument in terms of the 
overriding policy need to robustly assess alternatives to developing within the 
National Park and the wording of the major development ‘test’ refers to the need to 
objectively assess whether a development can conceivably be located outside the 
designated area, not to reject it on the basis that a better site from a purely financial 
perspective exists within. 

12.92 There is concern that the level of geological information obtained by York Potash is 
not sufficient to provide an evidential based assessment of the quality of the 
polyhalite seams in the southern part of the AOI and the FWS report confirms this in 
several references: 

• “We cannot be sure there are no coherent areas of workable polyhalite in the 
south, but it is clear that – for reasons still not understood – the better area of 
shelf seam lies north of SM4” 

• The Basin Seam is less well explored in detail. It is a composite seam, within 
which we can identify beds of high grade polyhalite separated by thick bed of 
halite (rock salt). The seam continues throughout the region at broadly similar 
thickness and make-up but the seam quality data are poor and unreliable… The 
presence of high grade polyhalite is not in doubt....and much more detailed work 
is needed to define consistently mineable horizons.” 
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• There remain, of course, areas in the south of the AOI where the shelf seam has 
not been tested by drilling – and where, with patient and detailed exploration, 
resources of workable polyhalite might be defined. In time this work may be 
carried out- though for reasons explained earlier it is better and far more cost 
effective, to do it by underground exploratory and development carefully and 
patiently probing southwards from an already established mine. If we were to 
predict the chances of success of a surface exploratory borehole north of 
SM9,[Maybeck] say, it would be >80% - whereas the chances south of SM9 must 
be less than 50:50 (for a workable shelf seam intersection) on our present 
model.” 

• Whilst existence of large areas of consistent seam to the south cannot be 
discounted, they are unlikely, or at least difficult to locate and prove with a high 
degree of confidence. The focus for definition of a mineable resource has fallen 
therefore, on the northern part of the AOI.” 

12.93 It is notable that of 16 permissions for explorations boreholes, only 9 have been 
drilled, all within the National Park. Although four permissions were granted in the 
southern part of the AOI, none of these were drilled and there is therefore no recent 
borehole data south of borehole SM4 which is at Jugger Howe on the A171 just 
inland from Ravenscar. The YP supporting statements refer to the fact that because 
the first three boreholes (located in the north of the AOI) produced such outstanding 
results, the drilling programme was cut back to save costs. The YP geological model 
would therefore appear to be more robust in the northern part of the AOI as it is 
informed by a detailed level of primary data which has been obtained by focusing all 
of the drilling in this location within the National Park, which was the stated intention 
at the inception of the project. 

12.94 It is also noted that the FWS report includes a shift in emphasis in terms of the target 
resource for York Potash, which was originally based on mining of both the shelf and 
basin seams and for which planning permission is sought. Statements in the report 
now indicate that the target seam is the shelf seam and that the intention to mine the 
Basin seam is now in doubt. This is an interesting point as the off shore resource is 
entirely the basin scheme and MMO consent for the extraction of this has already 
been obtained. Specifically the report states that: 

“There is little doubt that methods of working the Basin Seam will be developed in 
time-since it represents such a huge resource of global significance (taking the 
offshore area into consideration) but as a start-up mining project it comes a poor 
second to developing the Shelf Seam”. 

Alternative locations at Whitby Enclave and Cloughton Surrounds 

12.95 These two locations outside the National Park represent options which are not 
considered to have been robustly assessed. Although the very visible nature of the 
Whitby enclave and its importance to the setting to the National Park is 
acknowledged, the sensitivity of the Cloughton area and its visual relationship to the 
National Park is not the same, in terms of its openness and prominence. 

12.96 In terms of the faulting constraints, the existence of two east-west faults crossing the 
Whitby Enclave have been identified on seismic sections and the FWS report states 
that “it is inevitable that shafts sunk here would have to contend with faulted ground”. 
Again, however, there is no analysis of what the implications and consequences of 
this would be in terms of mine viability. 

12.97 The faulting map shows that the site assessed in the Cloughton Surrounds is free 
from faulting, although the FWS report provides much detail about the proximity of the 
Peak Trough system to the east which is described as “an intimidating feature” and 
consists of a series of complex geological fault systems which limit access to the 
subsea resources to the east.   
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It is however, noted that the Peak Trough extends along the entire length of the coast 
and is known to be present in the Boulby area and has not prevented access to the 
subsea resource of potash from that mine. The FWS concludes that “it might be 
possible that a safe route can in the future be found through the Trough; and that 
must be a long-term objective, to enable comprehensive mining of the offshore 
resources.” 

12.98 Despite additional geological information relating to the constraints which are 
apparent at all of the identified alternative sites outside the National Park, there 
still remain concerns over the robustness of the York Potash geological model 
which has led them to conclude that there is absolutely no scope for 
developing a mine head other than at the chosen Doves Nest site. The 
Authority will need to consider whether in order to meet the requirement of the 
major development ’test’, which states that applications should be subject to 
the most rigorous examination, that the level of information submitted, 
particularly the lack of borehole data which has not been provided for reasons 
relating to time and cost, adequately meets the government’s expectations in 
terms of the consideration of developing elsewhere outside the designated 
area. 

 

Major Development Test – the cost of and scope for meeting the need for 
the development in some other way 

The applicant’s assessment of the cost of and scope for meeting the need for 
the development in some other way 

12.99 York Potash have referred to the FERA report and concluded that there is no clear 
substitute for potash because the alternative sources of potassium such as livestock 
manures, poultry litter, composts, anaerobic digestate and ashes will only contribute a 
minor proportion of the potash required for UK agriculture. The report states that 
whilst much of the total requirement for applied potash can be met, in principle, by 
manure in areas where there are large livestock populations, the nutrient 
concentration in manures is relatively low, for example poultry litter contains typically 
12% K₂O. It concludes – “Manufactured fertilisers based on mined material represent 
the only form of ‘new’ potash. The alternative materials recycle potash. In future 
efficient recycling of nutrients is likely to be emphasised but mined potash will remain 
essential to replace inevitable losses of available potash from soils and to deal with 
inefficient recycling.” 

The conclusion is therefore that as there is no alternative to potash available to meet 
the demand in some other way, this part of the major development ‘test’ has been 
met. 

12.100 In terms of meeting the national ‘economic’ need for the development in some other 
way, the application supporting documents do not provide an assessment of this and 
focus wholly on the national need for potash itself. This is a reasonable approach to 
take as it is not considered that the major development ‘test’ is intended to provide a 
framework for a development which is put forward solely for its economic 
implications, as to site a major and harmful development within a protected landscape 
simply to deliver economic development would be unjustified. 

Issues to consider in the assessment of the cost of and scope for meeting the 
need for the development in some other way 
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12.101 Notwithstanding the significant issues already raised in this report in relation to the 
ability of polyhalite as a source of potassium to meet a national or indeed 
international need for potash based fertilisers (based on the key findings of the 
Integer Report) , if the case for developing a world market for polyhalite based potash 
fertiliser is accepted, the  continued existence and future expansion plans of the 
Boulby Mine are highly relevant to the consideration of this element of the policy. 

12.102 In terms of meeting the national need for potash, it has already been established that 
the existing indigenous mine has the capacity to meet the current and future UK 
potash fertiliser demand, by its MOP production, which is a form of potash fertiliser 
that constitutes 93% of the global potash market currently, due to its high potassium 
content. The fact that some fertiliser blenders prefer to import potash does not 
indicate that there is insufficient UK supply, and there is not a world shortage or 
insecurity of supply of potash – so any increased need can be met in other ways than 
developing a second mine within the National Park. If a specific national need for 
polyhalite is accepted, it must be remembered that this mineral is already being 
mined at Boulby Mine and CPL have stated that there is in excess of a billion tonnes 
in the seam they are accessing (this has not at the time of writing been subject to 
independent verification). 

12.103 The Authority will need to consider the options available both in the UK and 
overseas to meet the demand for potash without the need for a second mine 
within the National Park. 

 

Major Development Test - Assessment of any detrimental effect on the 
environment, landscape and recreational opportunities and the extent to 
which that could be moderated 

12.104 The purpose of the Environmental Statement is to provide a detailed assessment of 
the impacts of the development across the whole range of environmental 
considerations. The importance and sensitivity of the environment in and around the 
proposed mine head site is such that separate regulatory regimes come into play to 
determine the likely impacts on the purposes of the designated sites, such as Habitat 
Regulations Assessment  in relation to the EU protected surrounding moorland and 
impacts under the Water Framework Directive. Until the additional information 
requested in the Environmental Impact Assessment has been analysed, it is not 
possible to conclude whether the proposed mitigation to address the impacts of the 
development are acceptable. This will be set out in the final report for the July 2nd 
Planning Committee.  

12.105 The policy test in relation to this element of the major development ‘test’ is the need 
for the mitigation of the detrimental effects of the proposal to be sufficient to prevent 
the development from failing to conserve and enhance the National Park or to ensure 
that the recreational opportunities that it provides are not diminished. 

12.106 In terms of the York Potash case, the Environmental Statement concludes that, with 
mitigation, there will be no detrimental effect on the environment as a result of the 
proposed development. In relation to landscape and visual impact, it is pointed out 
that the innovative nature of the mine design, with a substantial proportion of the mine 
infrastructure sunk below ground level and low level buildings will reduce the visual 
impact, which will be further moderated by the existing perimeter woodland and 
additional woodland planting that is proposed. The detail of the design and layout 
features which aim to moderate the long term visual impact are set out in paragraph 
10.2 of the Planning Assessment section of this report. 
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12.107 In terms of recreational opportunities, YP point out that the proposals will not directly 
interfere with any of the walking and riding routes that are in the vicinity of the mine 
head, although as the iconic Coast to Coast footpath passes close to the permanent 
access point to the mine it is concluded in the ES that the substantial adverse impact 
will be limited to the construction period, following which the residual impacts will be 
low. 

12.108 As stated above, the conclusions on the extent to which the environmental impacts 
can be moderated will be prepared for the July Committee meeting, though it is clear 
that for a period of four years during construction of both the mine and pipeline, the 
environmental, landscape and visual impact on a significant proportion of the National 
Park will be, in the words of the Environmental Statement, “substantial adverse”. 

12.109 The Authority will need to consider the acceptability of this substantial adverse impact 
over what is a relatively long period of time and which is not confined to an initial, 
single construction phase, as further significant development will occur in phase two 
when additional processing infrastructure is required to meet the increase in output 
from 5mtpa to 15mtpa and in the case of the pipeline, will involve the same level of 
impact when it is replaced, at least once during the lifetime of the mine. There may be 
permanent adverse impacts arising from this scale of impact, particularly for example 
on ecological receptors, on water quality and on loss of tourism income from the 
reduction in visitors over this period, which some small businesses may not be able to 
survive. The impacts over this four year period are of such a scale that they cannot 
be fully moderated and the ES recognises this fact. 

12.110 The applicant argues that the mitigation measures of the landscape and visual impact 
of the development when operational are such that there will be no unacceptable 
impact and the pre and post application publicity and public consultation included 
images and models which have not shown the full extent of the landscape change 
which the site will undergo, instead focusing on what is termed the ‘agricultural style’ 
low level buildings on the site. In relation to the buildings, although, in relation to 
conventional mines, they are relatively low at a maximum height of 10m, the scale 
and extent of the buildings, which have a footprint of 17,000m², are not of an 
agricultural scale, but are rather industrial scale structures. The additional information 
submitted on 23 April confirms that the amount of spoil that will be produced from the 
excavations for the shafts, tunnels and chambers amounts to 1.16 million cubic 
metres of material. Dealing with this on the site will create artificial mounds rising up 
to 20m in height, which will result in very significant and permanent landscape 
character change. The result of the actual mitigation of the visual impact of the 
structures of the mine will therefore produce a permanent environmental impact and 
landscape change in this part of the National Park. 

12.111 In relation to recreational opportunities, the actual use of public rights of way and 
open access land will only be reduced during the construction period and only in 
relation to the pipeline as no public rights of way exist on the mine head site. 
However, the permanent impact is in relation to the recreational experience and effect 
on walker’s and rider’s current enjoyment of the special qualities of the national park. 
The impact on special qualities is dealt with under section 11 of this report, but in 
relation to the impact on the enjoyment of the Coast to Coast long distance footpath 
for example, this is likely to be considerable, rather than ‘residual’. After passing close 
to the entrance to the mine site, the route crosses the higher moorland above the site 
where views down into it will be clear for at least a two mile stretch of the route. This 
will occur within the final stage of the route and in sight of the North Sea and Robin 
Hood’s Bay, the final destination. 

12.112 The temporary and permanent environmental and landscape impacts of the proposal 
can be moderated to an extent, however, it should be remembered that the York 
Potash project is proposing to site, in output terms at least, what will be the world’s 
largest potash mine within the National Park.  
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13 National Park Special Qualities 
13.1 The special qualities of National Parks are embodied in the second statutory purpose 

and therefore have legislative significance. No two National Parks are the same and 
although there are shared qualities such as wide open spaces, coastlines, the sense 
of relative wildness and tranquillity and the dark night skies which National Parks 
offer, the Government looks to individual Authorities to identify the particular special 
qualities of their Park. The special qualities of the North York Moors are set out in the 
Management Plan and the York Potash planning statement provides a brief 
assessment of the impact of the development on each special quality. The special 
qualities that are particularly evident in the area of the proposed site are considered 
by officers to be as follows: 

• Great diversity of landscape, sudden dramatic contrasts associated with this; 

• Wide sweeps of open heather moorland 

• An abundance of forest and woodland – rich in wildlife; 

• Strong feeling of remoteness and a place for spiritual refreshment; 

• Tranquillity and dark skies at night and clear unpolluted air 

 Applicant’s assessment of the impact on National Park special qualities 

13.2 The applicant concludes that there will not be an impact on most of the special 
qualities through the careful siting and design of the mine and the mitigation 
measures that have been put forward (e.g. additional on-site and remote tree 
planting, habitat creation and management on site, archaeological monitoring and 
recording). However, it also acknowledges that the impact will be greater on some of 
the special qualities such as dark night skies and the strong feeling of remoteness 
and tranquillity. It states that the project has the potential to cause increased light 
pollution both during construction and in operation, though the mine support building 
has been designed with external louvres to reduce light spillage and it is stated that 
the surface coverings of the subterranean mine workings will not be lit at night. 
Increased traffic movements will have an adverse effect on air pollution, but these are 
stated to be mitigated by traffic management and travel to work plans. In relation to 
light pollution it is stated that “the presence of lights at night, during the construction 
period, would make the location more noticeable”. 

13.3 In relation to remoteness and tranquillity, the planning support statement 
acknowledges that increased traffic during construction of the mine is likely to have a 
negative impact on the feeling of remoteness in the National Park but that this will 
only be for a temporary period. However, it then states that the increased numbers of 
people living and coming to work in the area could also have an impact on a sense of 
remoteness. Noise during construction may also further impact on a sense of 
remoteness. 

Issues to consider in relation to the impact on National Park special qualities 

13.4 The location of Dove’s Nest Farm, in an elevated position lying between the 
landscape character areas of coastal hinterland and the outlying edges of the eastern 
moors encompasses much of the essential wild character of the upland elements of 
the National Park. From the east especially, the site can be seen in its wider 
landscape context on the edge of the wide expanse of heather moorlands extending 
into the centre of the Park and to the east the more rolling coastal hinterland 
culminating in the high and prominent headland of Ravenscar. The special qualities of 
this part of the National Park are the characteristics of this elevated and open 
landscape with big skies, lack of development and a feeling of remoteness, despite 
the relative proximity to Whitby to the north.   
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These special qualities are best experienced by those visitors who are walking or 
riding through the area, but can also be experienced by those travelling on the coastal 
road and the road linking this to the A169. These special qualities and the public 
enjoyment of them can be considered to be the very essence of why the North York 
Moors specifically and National Parks generally are designated. 

13.5 The impact on these special qualities are acknowledged as being significantly 
adverse during the four year period of construction and this can be demonstrated by 
the impact of the existing drilling works at the site in terms of the noise and lighting 
and traffic movements associated with just this small operation in this location. 
Notwithstanding the mitigation measures being suggested by the Applicant, the 
proposal will result in the development of what, in output terms at least, is being 
described as the world’s largest potash mine. The scale of development, operational 
activity, landscape change and on-going movement of hundreds of people and 
associated vehicles in an area which is currently a remote farm is such that a degree 
of permanent harm to special qualities would seem to be inevitable. 

13.6 The impact on the special qualities of the National Park, particularly in relation 
to the sense of wildness, remoteness, dark night skies and tranquillity is an 
important part of the planning consideration and forms part of the wider 
assessment of whether the proposal constitutes sustainable development 
within the context of National Park purposes. This will need to be considered 
when all the information and facts are available for Members to make a 
judgment, in July. 

13.7 In making such a judgment, the Authority will need to consider the weight to be 
attached to the significant adverse impacts on special qualities during the 
temporary construction period, because of the relatively long duration of this 
period as well as the permanent negative impacts which will occur because of 
the inherent nature of such major development within a sensitive and protected 
environment. 
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14 Planning Gain and other financial matters 
Planning Gain, Section 106 Agreement and Section 106 Unilateral 
Undertaking 

14.1  Within the Planning Support Statement the applicant has set out potential heads of 
terms for what they consider to be an appropriate Planning Gain schedule (which 
would take the form of a Section 106 Agreement). These include off-site woodland 
planting, habitat improvement, off-site highway improvements, improved visitor 
facilities, this exploited land project contribution, pubic rights of way enhancements 
and archaeological interpretation contribution. 

14.2 Planning Gain has been an established part of the Planning system for many years 
although it has sometimes gained a poor reputation by those who see it as attempting 
to ‘buy’ planning permission. The Government advice on Planning gain is that 
planning permission cannot be bought and only planning gain which reasonably 
relates to the impacts arising from the development and is required to make the 
development acceptable in planning terms should be included in S106 agreements 
and due planning weight can be given to such  remedial matters. 

14.3 There is scope for an applicant to offer gains above the direct impacts by way of a 
‘Unilateral Undertaking’ under S106 for altruistic or reputational reasons. However, as 
such commitments do not directly relate to the impacts of the development/ are not 
required to make the development acceptable, no planning weight should be given to 
the offer. The Authority is expecting the receipt of a S106 Unilateral Undertaking of 
this nature within the next few weeks which will be uploaded onto the Authority’s 
website when received, as will any draft unsigned S106 Agreement. 

Section 106 Agreement 

14.4 Woodland Planting in lieu of meeting Core Policy D requirements. In order to help 
address the issues of climate change, Core Policy D seeks on-site generation of 
electricity to meet 10% of predicted CO2 emissions provided this can be done without 
undue environmental intrusion. Given the substantial energy demands of the project 
(greater than the needs of Whitby Town) this would not be possible. The Authority 
has suggested it would be willing to consider an alternative arrangement through 
carbon off-setting elsewhere in the National Park by means of woodland planting to 
an equivalent level of Core Policy D provision. For the minehead power requirements 
the Authority has calculated this would require some 1,975ha of new woodland which 
allowing for an average planting figure of £4750 per hectare results in a figure of 
£9.3m over 15 years or an annual payment of £625,000. The applicant claims the 
Authority’s alternative offsetting approach is unreasonable and that the carbon 
reducing benefits of the fertiliser product across the world should be taken into 
account to reach a much lower offsetting arrangement within the planning gain 
arrangements. Officers have written to explain why it is not considered appropriate to 
adopt the applicant’s approach and this will be covered in the July planning 
committee report. 

14.5 Off-site Highway Improvements. It is understood that the applicant has been 
negotiating separately with the Highway Authority in respect of: re-alignment of 
Normanby bends where two large construction vehicles could not currently pass, re-
phasing and widening works at Mayfield traffic lights in Whitby, a right turning facility 
at the A171/B1416 and a right turning facility at the mine entrance. These financial 
contributions would be dealt with under a S278 Highways Agreement alongside any 
funding arrangements to help manage the Whitby Park and Ride extension. 

14.6 Tourism Contribution. The applicant’s tourism assessment found there would be 
negligible impact on the ‘Tourism brand’ of the National Park.  
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In order to assess this issue, the Authority has commissioned an independent study 
of the potential impacts of the development on tourism and the National Park’s 
second purpose. Officers will consider the sum offered by the applicant in the light of 
the results of the study.  

14.7 Public Rights of Way contribution. In recognition of the diminution to the enjoyment 
of users of the Public Rights of Way (PROW) in the vicinity of the minehead including 
‘Coast to Coast ‘walkers, the applicant is offering a sum for physical improvements to 
footpaths and bridleways to mitigate against the disturbance created during 
construction and from activities associated with the future ongoing operation of the 
mine.  

14.8 Archaeology contribution. In recognition of the potential for archaeological 
resources to be discovered during the construction of the mine, which will include soil 
stripping across approximately three quarters and soil removal to create the 
underground chambers across a quarter of the 40 hectare working minehead site a 
sum has been offered by the applicant towards re-interpretation of the archaeological 
finds.  

14.9 Policing Contribution. The applicant has had discussions with North Yorkshire 
Police whose experience of large scale construction projects lead them to consider 
there will be additional policing burdens arising from the project, mainly during the 
construction period. In recognition of the additional policing burdens the applicant has 
offered a sum for additional police resources likely to be used for a combination of; 
number plate recognition cameras, additional radio communication infrastructure 
(AIRWAVE) and additional police staffing. The details are being negotiated direct with 
the North Yorkshire Police Authority. 

14.10 The Authority will need to consider the proposed Section 106 agreement and 
reach a view on whether: 

• The woodland planting contribution is sufficient to mitigate the predicted 
CO2 emissions of this large electrical powered industrial operation and is a 
satisfactory alternative way of meeting the objectives of Core Policy D. 

• The proposed off-site highway improvements combined with the Park and 
Ride proposals and the proposal that the majority of construction traffic 
should access the site via the A171 from the north will mitigate the impacts 
of the construction and operational traffic movements so as to avoid 
congestion on narrow local lanes, congestion in central Scarborough, 
Pickering and Whitby and avoid parking on verges and land near the mine 
head site.  

• The archaeology contribution is reasonable given the scale of the potential 
loss of archaeological resources from the development. 

• The proffered sum for policing would reasonably cover the additional 
burdens on the local police force arising from the development, particularly 
during the construction phase. 

• The contribution for tourism is sufficient to provide reasonable mitigation 
for the likely impact of the development on the National Park’s second 
purpose. The Authority will need to consider whether the proposed mine 
would represent a further industrialisation of the National Park alongside 
RAF Fylingdales and Boulby mine in the minds of visitors so as to 
undermine the current tourism economy of the Park which was worth some 
£416m in 2010. 

• The contribution for Public Rights of Way would be likely to result in 
improvements which would reasonably mitigate the diminution of 
enjoyment of users in the vicinity of the mine during the construction 
period so as to avoid a reduction in use of the PROW in the locality in the 
longer term. 
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14.11 The Authority will have to reach an overall view on whether the residual harm 
and impacts set out in the Planning Assessment are satisfactorily compensated 
for by the offer of ‘Planning Gain’ so as to amount to sufficient weight to affect 
the overall planning balance. 

Section 106 Unilateral Undertaking.  

14.12 The above ‘Planning Gain’ matters have been construed as meeting Section 106 
‘Planning Gain’ requirements in being reasonably related to the direct impacts of the 
development and likely to be necessary to make the development acceptable. They 
would therefore be appropriate for a Section 106 agreement. The applicants have 
also indicated that they are minded, as a socially responsible company, to offer 
further ‘Planning Gain’ by way of a S106 Unilateral Undertaking to include a £1.5m 
contribution to the Esk Valley Railway to enable additional trains to be run on the Esk 
Valley railway to coincide with shift time changes and bolster the sustainable travel 
plans of the mines staff. As this is not considered a directly relevant impact of the 
development, members can give no weight to this offer, similarly no weight can be 
given to the York Potash foundation to share 0.5% of the operating profits to local 
community projects ( they expect annual payments to be £2m and £7m respectively 
for phases 1 & 2). 

14.13 Members are advised that in determining the application in July, no weight can 
be given to the S106 Unilateral Undertaking (Esk Valley Railway) or York Potash 
Foundation provisions. 

Mineral owner payments to land owners. 

14.14 The applicant states that a high proportion of the mineral owners in the area of 
interest are farmers and there are also a number of other landowners, with large and 
small plots, who would receive a regular income throughout the life of the mine and 
an uplift when their section of the mineral is worked through royalty payments. 
Similarly the owners of land through which the pipeline falls would also receive early 
payments and an annual sum. More than half the length of the pipeline is within the 
National Park boundary and so this would provide an additional source of income 
which is not currently present. Anticipated royalty payments of £1 billion in the first 50 
years are envisaged by the applicant; in terms of annual payments these would be 
£12m and £33m for phases one and two respectively. 

14.15 The Authority must decide how much weight to give to this issue which could 
be expected to feed some financial benefit into the local economy. 

Restoration bond. 

14.16 The applicant has indicated that if the Authority is concerned that the development 
represents the ‘exceptional risk’ type mineral development mentioned in paragraph 
144 of the NPPF, they are receptive to the idea of paying funds into an ESCROW 
account that would be sufficient to cover the restoration at any point in the 
construction period should the company get into financial difficulties and avoid undue 
strain on public finances as this Authority could draw on the monies. 

14.17 The Authority must consider whether the mine proposal is exceptional in this 
respect and whether the applicants should be required to enter into such an 
ESCROW account arrangement. 
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15 Special Planning Committee Meeting and Report 
15.1 The Chairman of the Authority has called a Special Planning Committee meeting on 2 

July 2013 at which the York Potash planning application will be considered by 
Members. The report prepared for the meeting will follow a similar structure to this 
report but will take account of the additional information submitted by York Potash on 
23 April and will include an officer assessment of the issues raised. Executive 
summaries of the assessment reports prepared by AMEC together with the studies 
commissioned by the Authority (AMEC’s report of the National Park economy, and 
the ‘Potash Markets’ and ‘Second Purpose’ studies) will be included as Appendices to 
the report.  

15.2 The report will conclude with a discussion of ‘planning balance’ which draws together 
and attaches weight to the separate strands of the assessment. The Director of 
Planning’s recommendation will be based on the conclusions reached as to whether 
the proposals are in accordance with the Development Plan and represent 
sustainable development, whether the exceptional circumstances referred to in the 
Major Development Test are met and whether the development would support 
National Park purposes. 

15.3 Given the scale and complexity of the proposals, it is considered important for 
Members to be familiar with the proposed mine head site and to have visited Dove’s 
Nest Farm/ Haxby Plantation before the Special Planning Committee meeting. It is 
suggested that a site visit should take place on 31 May 2013 which is a scheduled 
planning committee site visit date. The visit will involve a number of locations in 
addition to the actual site itself to be able to gain an understanding of the potential 
wider impact of the development on the National Park landscape and this will also 
include the route of the proposed pipeline because of its cumulative impact. 

 

16 Recommendation 
16.1 It is recommended that Members: 

1. Note the contents of this report and the issues that arise in connection with the 
York Potash planning application; 

2. Raise any other relevant planning matters that they wish officers to consider and 
take into account in the assessment of the planning application; 

3. Agree to hold a Members Site Visit to Dove’s Nest Farm/Haxby Plantation and 
other relevant viewing locations on 31 May 2013. 

 

Contact Officer: 

Chris France, Director of Planning 

Tel: 01439 772700 
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Appendix A Plan A: Application Area for Extraction of Potash (Polyhalite) 
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Appendix B Plan B: Dove’s Nest Farm/ Haxby Plantation – Location Plan 
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Appendix C Landscape Proposals Plan 
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Appendix D Summary of Third Party Representations 
 
Summary of Objection Comments       

National Policy and National Park Aims 

• The application contravenes the statutory purpose of a National Park as stated in the 
Environment Act 1995. 

• The National Planning Policy Framework (NPPF) 2012 Section 116 requires that 
planning permission should be refused for major developments in such designated 
protected areas, except where it can be shown to be in the public interest. The 
documents fail to prove a case for this. 

• The development will not pass the Silkin (Major Development) Test. 

 Determination and content of the Application 

• Unclear as to why the overall project is split into parts, this is confusing.   
• Independent experts are needed to evaluate the proposals. 
• The application is premature and hasty; many important factors have not yet been 

defined or provided. 

Precedent and Credibility of National Park Authority  

• The National Park have in the past refused applications for small changes and 
specified the colour of window frames all in the name of retaining the character of the 
National Park. If this development is allowed they will lose their credibility and will find 
other development hard to resist. 

York Potash Company 

• The proposals are based on untried and untested designs of which the company has 
no experience. 

• York Potash have not made it clear what they intend to do with the potash when it gets 
to Teesside. Planning permissions will be needed from yet another Authority. 

• York Potash have changed their plans since the consultation meetings the re 
assurances they gave are no longer valid. 

Existing York Potash Planning Approvals 

• Breaches of planning approval have already occurred necessitating retrospective 
approval at the shaft borehole site. 

Demand for Potash 

• There is no overriding need for the mine since there is no shortage of potash either in 
this country or elsewhere now or in the foreseeable future. 

• The major world suppliers have vast reserves, with new mines underway or planned 
elsewhere. 

Why Two Mines? 

• Boulby could be adapted and improved so both companies could work together from 
the same location.  

• Boulby mine, some 12 miles away, has reserves of Potash and polyhalite. 

The Potash could be mined from outside the National Park 

• Alternatives should be considered which can reap the benefits of the Potash seams 
under the moors and not create another mine within this beautiful special place. 
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• If potash is as wide spread as York Potash claim then why can’t they mine outside of 
the Park? 

Landscape and Environmental Impact 

• Whatever landscaping is put in place it will still be seen from the A171 and the visual 
impact will detract from the natural beauty of the moorland. 

• The site is prominent in views from all points of the compass. It will take many years for 
the trees to screen the proposed site. 

• 20,000 tonnes of waste per year will be produced. These amounts cannot be stored on 
a 4.5 hectare site indefinitely. 

• The site may need a large power source to run the mine which may result in a 
substation in the car park. 

• Air borne dust will be carried in the wind.  

Economy and Community Benefits 

• The numbers of jobs promised have decreased steadily over time. 
• Mining personnel will travel from the industrialised areas of Middlesbrough and 

Newcastle or cheaper and more skilled immigrant workers from other parts of the EU 
will be relied on. 

• Once the company is sold on the promises made in relation to the local jobs, local 
community dividends, tax benefits will be of little value. 

• No meaningful cost benefit analysis has been done. 
• The employment benefits are not sufficient to outweigh the harm. 
• Any raw material should be reprocessed in this country. 

Tourism Impact 

• The development will spoil the area for the tourists and this will cause further hardship 
to the area.  

• Tourism will suffer as the site is close to the route of popular Wainwright’s Coast to 
Coast path and the Moor to Sea cycling route. 

• The site is in short distance of the tourist honey pots of Falling Foss and May Beck. 
These will suffer.  

• The mine will impact on nearby camping/caravanning sites facilities. 

Traffic Impact 

• The existing transport network in the National Park and in and around Whitby is barely 
suitable for the existing population, businesses and visitors. 

• The impact of increased traffic on surrounding villages has been underestimated. 

Noise and Light Pollution 

• Noise pollution will be unpleasant and invasive 24 hours a day for a radius of 3 miles in 
an area which is supposed to be tranquil in accordance with the NYMNP website. 

• Light pollution from the site is already excessive and will increase.  

Wildlife 

• Wildlife will be detrimentally affected by the development.  

Impact on Water supply 

• Serious concerns in respect of the private water supplies in the area and to Thornhill 
Farm which have not been addressed. 
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Pollution 

• There is a risk of pollution from the excavated material and it is unclear from the 
evidence submitted how this will affect adjacent land. 

• Water courses are at risk and there is a danger of pollutants reaching Whitby harbour. 

Impacts on Residential Properties  

• North Moor should be excluded from the mining area. 
• Life in villages will be unpleasant due to the noise; fumes and vibration. 
• Concerns about Compulsory Purchase Orders, devaluation and the impact on a listed 

building. 

Carbon Footprint 

• No estimate of the likely carbon footprint has been included. 

Future Use of the Mine and Void Areas 

• Not enough information has been provided about the use of the caverns. 
• Will hazardous waste be buried here in the future? 

Backfilling  

• No information has been given and hazardous substances may be used.  

Pipeline 

• A pipeline has never been used for transporting potash and is experimental. It is 
corrosive and runs the risk of pipeline ruptures and flooding. 

• There is nowhere in the world where such a pipeline arrangement is working 
satisfactory. 

• No valves or emergency ponds are to be included and it is not clear how leaks are to 
be detected and dealt with and what the implications will be. 

• If the pipeline is to be replaced in 30 years there will be a repeat of the massive 
upheaval associated with pipe laying.  

Decommissioning and Subsidence 

• Subsidence will be a problem and there is no risk plan in place. 
•  Many of the buildings do not have modern footings; it will take very little movement for 

them to be structurally damaged.  
• There are no exit plans for decommissioning the mine. 

Monitoring of the Development 

• The National Park and the Borough Councils have insufficient resources to monitor or 
enforce the development. 

 

 

Summary of Supporting Comments 

National Planning Policy and the Aims of a National Park 

• The development is in accordance with the National Planning Policy Framework 
including the overarching principle of a ‘presumption in favour of sustainable 
development’. 
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• The application is in line with the National Park’s statutory duty to foster the social and 
economic wellbeing of the area. 

• The Major Development test must be assessed and all EIAs must be considered and 
reduced to the minimum. The company appears to be doing this. 

• It will meet the NYMPA’s targets. 

Determination and content of the Application 

• The plan appears comprehensive, sympathetic and low impact. 
• The democratic processes should not be a ‘halting mechanism’. 

Precedent and Credibility of National Park Authority  

• If you don’t want a mine the first exploratory applications should have been turned 
down.  

• The planning department has been working with York Potash for a long time to make 
the project work for everyone. 

• The Authority must remain vigilant and accountable.  

York Potash Company 

• York Potash is a responsible company who will go out of their way not to disrupt lives 
or the beauty of the Park and have kept the Community fully informed. 

• All environmental, visual and transport issues have been considered. 
• The company has demonstrated a commitment of zero harm to all employees, 

associates and the environment. 
• Sirius has a wealth of experience in developing and operating similar mining 

operations. All the technologies proposed are fully tried and tested and are proven. 
• Sirius’s plans have evolved, none of the changes impacts on the design or operation of 

the mine. This happens in all well managed businesses. 

Existing York Potash Planning Approvals. 

• Temporary boreholes have been returned to the condition they were in prior to the work 
taking place and this has been completed to a high standard. 

Demand for Potash 

• There is a strong and clear need for the development. 
• Potassium is a vital mineral for improving crop yields and can help address global food 

security issues.  
• The UK is currently a net importer of potash and its reliance on imports will be reduced, 

thus improving the country’s food security.  
• There are no alternatives for Potassium. 
• Today’s producing mines are mostly aging and many will be exhausted within a decade 

or two. So it is vital that new sources are continuously brought on stream. 
• York Potash will be able to produce fertilisers more cheaply than the great majority of 

existing mines.  
• There is high demand for polyhalite, it is a new but rapidly growing market in the very 

secure fertilizer sector. 
• We have potentially the world’s largest resource of Potash/Polyhalite, less than 2 Km 

below ground. Successful mining could not only fulfil the UK’s requirements, but also 
make Britain Great again, by being an exporter of a commodity for which there is no 
feasible alternative.  

Why Two Mines?  

• The potash is only found in minable quantities in this location and the mine must be 
situated here. 
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• Many of the large potash mines are old, inefficient and likely to be exhausted within 10 
to 20 years.  

• Some of the planned major new potash mines have halted in development and may not 
be built in the short term.  

• It is important to understand how the two mines can co-exist.  
• Competition is however healthy, both companies can prosper as the global market 

grows. 
• Boulby resources have been worked for 40 years, at some point it will be exhausted, 

leaving Sirius as the only potash producer in the UK. 

The Potash could be mined from outside the National Park 

• York Potash has explained why the mine head cannot be built outside the National 
Park and this is backed up by a large amount of detailed work.  

• The only other place for the mine is in the Whitby area. It would be unfair to locate the 
mine so close to many people’s homes.  

• If the mine head is located outside the National Park it is still in a sensitive area. 

Landscape and Environmental Impact 

• The design and environmental mitigation proposed for the surface infrastructure sets a 
new standard for sustainable and sensitive development.  

• The site is nearly invisible from the road, screened by a belt of trees, the great majority 
of road users will not know it is there. 

• The A171 is not an attractive entrance to the Park anyway. 
• The use of low lying farm type buildings and the use of natural stone recovered during 

excavation are all to be applauded. 
• The site is on the edge of the Park, is on poor agricultural land, not open moorland and 

will not be a blot on the landscape. 
• The underground mine head and pipeline look like an excellent solution to unsightly 

workings. 
• Modern industrial architecture is planned more carefully now and should be interesting 

to look at. 
• There is a history of mining in the area and in 100 years’ time it would then be just one 

more healed but interesting scar on the landscape. 
• If Boulby was acceptable in its time them surely the minimalist well screened York 

Potash mine with its invisible, underground ore transportation must be acceptable 
today.   

• The proposals are more visually pleasing than messy farms, wind turbines and lines of 
non-native unnatural tree plantations.  

• To protect the beautiful environment no minerals should be stored above ground or 
transported by road. 

Economy and Community Benefits 

• The plans are sympathetic and this is an opportunity not to be missed as Yorkshire and 
the region needs this now more than ever. 

• The planned 1000 direct jobs and 1000 other indirect jobs are vital to invigorate this 
economically depressed region. 

• Every one direct job can mean as many as 5 indirect jobs being created. 
• It will benefit the local community, not to mention the UK’s balance of payments and 

trade deficit given the export potential. 
• However beautiful the Park area is places need life and movement if they are not to 

become purposeless. 
• It will bring great benefits to the whole of Scarborough/Whitby/North Yorkshire region 

and redress the north south divide. 
• The mine could become a flagship for the UK in terms of technology and innovation. 
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• Coal mines are the hub of the community. A modern clean environmentally friendly 
mine will be a massive boon to the local economy as the area needs more than tourism 
and farming. It will make the area more vibrant.  

• The area needs a long term boost. More employment and a better money supply will 
improve the overall environment and facilities for local people and visitors and will 
increase tourism. 

• Farming has become so challenging in recent years that many farmers in the area are 
existing on subsistence alone, many going out of business every year, and whilst 
tourism is an important and growing area not all the community are able to participate 
in this. 

• It’s a once in a life time chance to obtain a long term good quality job which are not 
seasonal and poorly paid. There are very few local jobs left and Whitby has no industry 
left, the fishing industry is dead with no boats in the harbour, all the young people move 
away for work leaving a void that is filled with retired people to move in as second 
homes. 

• Many businesses have closed in Scarborough, shops and post offices have closed and 
transport services are barely adequate. The area desperately needs new investment to 
regenerate the existing infrastructure and to develop a new east coast dynamic. 

• The massive need for jobs far outweighs a small area mined by Sirius. 
• Any unused valuable resource on this planet should be exploited if it has an overall 

beneficial effect. 
• There will only be temporary disruption.  
• The project cannot happen fast enough. It should be embraced with open arms and 

make it an advert for modern ‘eco-progress’, North Yorkshire and the UK for future 
generations. It should be started as quick as possible before our competitors (in 
Germany for example) are able to work the same potash seam to our disadvantage. 

• Cleveland Potash provides many jobs in the area and a lot of these employees would 
be forced to work elsewhere away from home if Cleveland Potash did not exist. 

• York Potash has already made a significant contribution to the local economy in terms 
of employment, office accommodation and housing. Since their arrival in the 
Scarborough area vacant office space has been filled, there has been an increase in 
housing demand as well as training/education in the skilled areas of geology and 
mining. 

• The area will benefit from new families connected with the mine coming to the area 
permanently benefitting the area economically and providing communities with new life 
blood, schools with children and more new businesses will spring up. 

• The Foundation will inject at least £3m per year into local communities and National 
Park amenities will benefit from the proposed Foundation to be set up by York Potash.  

• Where would the UK be now if we had refused permission to extract oil and gas from 
the North Sea? 

• The global economic recession, with loss of jobs, closure of businesses has had an 
impact on people’s health and family lives. 

• It will help the economy in Teesside in processing and shipping the potash.  
• A plan for nurturing the required skills and training has been developed and already 

benefits local schools and colleges. 
• The community may have their concerns today but in 2 years’ time and in 5 years’ time 

if there is no mine there will be less of a community to care about what might have 
been.  

• It would be sad for UK Plc. to lose out on developing a resource we have under our 
feet and then see similar companies developing their assets whilst not being so 
generous with their environments, workers and surrounding public if such a mine was 
built in a country with less regulation. 

• Any ‘NIMBY’ objections are minor to the country’s needs. 
• Fylingdales was allowed due to overwhelming national security interests of our nation 

and our allies. The York Potash development is just as important to the country but 
from an economic rather than defence point of view. 
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Tourism Impact 

• The site of the mine head is not one which attracts a large number of visitors, and any 
impact on visitor numbers will be small. 

• There are no public footpaths or car parks in the vicinity. 
• In 3 years most of the tourists and locals will forget the mine is actually there. 
• Rosedale and its mine history is a major attraction in the Park. Why should the new 

mine, linked directly to education and information not also be a net attractor of visitors? 

Noise and Light Pollution 

• Noise reducing road surfacing can be used. 
• Impacts have been minimised by using shutters at night to prevent light pollution. 

Wildlife 

• Building locations have been moved to take account of badger sets.  
• The mine will enhance habitats. 

Impact on Water supply 

• The impact of below ground works on the water should be monitored. 

Carbon Footprint 

• The carbon footprint will be reduced by tree planting, reducing the production of 
nitrogen, increasing yields, the use of a pipeline, and energy may be captured from the 
exhausted mine. 

• The carbon footprint of the UK fertiliser business will be reduced by reducing imports of 
fertilizers. 

Future Use of the Mine and Void Areas 

• The possibility of using voids to harvest geothermal energy is exciting. 

Pipeline 

• The pipeline to move the potash from the mine to Wilton will do away with heavy road 
traffic and minimise visual impact. 

• The pipeline will not leak as York Potash is proposing a welded steel pipe and not a 
cast iron one with flanged joints. The pipeline will be lined and monitored.  

• Too much is being made of the possibility of the pipeline rupturing. All that will happen 
is the area will be nutrient enriched for a period of time. 

• There are many brine pipelines used around the world.  

Subsidence 

• Subsidence risk has been assessed and the risks are low. 

Monitoring of the Development 

• The new mine would be monitored by the Local Planning Authority who have monitored 
Boulby. 

•  

Public Rights of Ways  

• The National Park will benefit directly from agreements with York Potash, which will 
fund the upkeep and maintenance of paths and bridleways on an annual basis. 
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Summary of Neutral Comments  

National Planning Policy and the Aims of a National Park 

• Is a National Park the appropriate location for this development? 

Determination and content of the Application 

• Independent members of the public with an expertise in mining should be appointed as 
additional members of the Planning Committee for this decision. 

• The pipeline planning application should be submitted at the same time as the mine 
head application? 

• Careful consideration is needed.  

Precedent and Credibility of National Park Authority  

• Control is exerted over minor alterations so how can permission be given for a potash 
mine? 

• It was pleasing to see the Parks taking expert independent advice and there is no 
conflict of interest possible.  

York Potash Company 

• If the developer is prepared to address all of the public concerns with integrity, support 
will follow, rush forward an incomplete planning application and it will only attract 
resentment. 

Why Two Mines? 

• Will the opening of a new mine have a detrimental effect on the life of the existing 
Cleveland Potash Mine?  

• Would over production reduce the value of polyhalite displace jobs from Boulby and 
place both enterprises at risk? 

The Potash could be mined from outside the National Park 

• There is no reason why the shaft could not be sited outside the National Park. 

Landscape and Environmental Impact  

• There will be many who feel the moors should be left untouched. 
• There is insufficient underwritten evidence regarding the long term effects to the area 

and why have a mine head in the National Park? 
• If or when the project is taken over by another company what enforceable safeguards 

will be in place to match the environmentally conscientious message indicated by 
Sirius? Would it be too late then? 

• Is the proposed area sufficient to accommodate the volume of the spoil from the 
shafts? 

• The screening at Boulby after 40 years is still not evident to the extent originally 
suggested. 

Economy and Community Benefits 

• It is important to consider where the work force will be recruited from. 

Tourism Impact 

• Views should be ring fenced and remember that once visits drop by 20% they will not 
return in your life time.  
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Traffic Impact 

• Transport arrangements during construction and the operation of the mine should be 
managed to minimise the impact on local roads and villages. 

• All emphasis seems to be on lorries, main roads and even then the monitoring 
procedures are not evident. Little mention has been made of the minor roads which 
suffer with sat nav issues. Who will monitor the traffic? Who will deal with problems? 
Will penalties be legally enforced? Without these in place will signage be sufficient?  

• What are the traffic implications if the pipeline breaks down?  

Impact on Water supply 

• It is not known how underground water will be disrupted and how will problems be 
addressed? 

Impacts on Residential Properties  

• Consideration should be given to applying restrictions at the planning stage preventing 
any extraction that undermines properties in the area covered by the application. 

Decommissioning and Subsidence 

• What provision will be in place should subsidence occur? How will issues be 
addressed? Who will support and pay for property owners to receive legal 
representation and compensation? 

Monitoring of the Development 

• All conditions must be clear and legally enforceable and not be able to be changed 
overturned or ignored.  

 


