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These reports and documents were prepared for the planning approval and are therefore expressed in terms of the 
secular consents process. Nonetheless, the CCM requires similar submission data. Within these pages will be found: 

• A statement of significance for the overall Exceptional Heritage of Grade 1 listed York Minster. 

• A statement of need for the overall sustainability strategy for the Minster (as expressed in the policies of the 
Neighbourhood plan) and the specific need for the introduction of non-emitting electricity generation in the form 
of PV panels, which is referenced to the net-zero goals of the Church Of England and General Synod. 

• A clear description of the project requirements and specification for the works, including the electrical installations 
within the Minster that will support the new PV

• All the technical detail in terms of structure, fixings, setting out and specification of the PV materials

• Close examination of the heritage impacts (mostly visual) weighted against an expression of the specific benefits 
for the Minster and the general public benefits. 

• We have also completed a ‘pathway to net zero’ appraisal, following the CBC guidelines and there is a set of 
questions and answers that are relevant to the wider justification and principles of ethical and sustainable 
development. 

We will separately share the advice and support of the Minster’s FAC for this project at pre-application stage. The FAC 
will also consider and advise on the final details of the application before the CFCE meets in December. 

One final note of emphasis. The expression of the case for this project is made in these papers primarily in secular 
terms, but there should be no doubt about the application being rooted in a sense of the calling and purpose of 
the Minster – honouring the 5th Mark of Mission; demonstrating the commitment of this place and community to 
environmental stewardship as a tenet of faith; as a pathway to achieving Eco-Gold status for the congregation and 
Chapter; and as a beacon of hope and example which speaks of the deep purpose of the Cathedral Church. 

We trust that these papers capture all the necessary dimensions and narratives for a successful case for support from 
the Commission and all the statutory advisors and consultees.  

Oliver Caroe: Surveyor of the Fabric. 
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2.0 OUTLINE PROPOSED WORKS

Overview

The proposed development involves the installation of photovoltaic panels 
and supporting infrastructure on the south of the Quire roof of the Minster. 
It is also proposed to install a battery unit in the existing below-ground 
external boiler room to the North of Chapter House Yard, to store any 
surplus electricity generated.

PV Panels

The proposals include the installation of 157 PV panels on the south slope of 
the Quire roof. The panels are REC Alpha Pure 410. These have a high output 
density and an all black appearance. The arrangement of these panels has 
been carefully considered to minimise visual impact while maximising the 
efficacy of electricity generation. These specification choices are elaborated 
upon in depth in Section 4.5 of the accompanying Design, Access and Energy 
Statement that also forms part of this application. 

The panels are to be fixed on posts on the existing leadwork roofing, 
through to the heavy timber sarking board immediately beneath the lead. 
The fixings themselves have been considered to minimise visual impact, 
with a modified Nicholson fixing proposed. This arrangement is outlined in 
section 4.6 of the accompanying Design, Access and Energy Statement.

Supporting Infrastructure 

The proposed cabling required for the panels would initially run externally, 
parallel to the array, before dropping to the roofspace of the quire aisle 
along a lead roll, at the westernmost panel, to run along the edge of parapet 
gutter towards the southeast corner of the central tower. Then, running 
through the piercing in the parapet, the cabling eventually enters roof 
spaces and connects to existing electrical infrastructure. 

A battery unit is proposed in the Undercroft, in the existing boiler room. This 
sits outside of the footprint of main Minster building

3.0 DESIGNATIONS AND STATUTORY CONSTRAINTS

York Minster is a Grade I listed building. It is the only listed building which 
will be directly affected by the proposed works. That said, the Minster is an 
important contributor to the general character and appearance of the York 
Central Historic Core Conservation Area. It is particularly important for the 
heritage values of Character Areas Nine and Ten, serving as a focal point 
for important views within these areas of the City. The significance of these 
areas has been explored in the following section and impacts considered in 
section 5.0.4

4 Potential impacts to these heritage assets have been considered in line with 
Historic England Guidance GPA2: Managing Significance in Decision Taking in the Historic 

There are a high number of listed buildings which surround the Minster. 
To the north, surrounding Dean’s Park, are the Purey Cust Chambers (UID: 
1257822), the remaining arcade of the Archbishop’s Palace (UID: 1257919), 
the Minster Library (UID: 1257880), 1, 2, 2A and 3 Minster Court (UID: 
1257243), The Treasurers House (UID: 1257251) and Greys Court (UID: 
1257248). A number of boundaries are also listed – including walls, gates 
and railings (UIDs: 1257250, 1257879, 1257227). To the east, listed buildings 
lining College Street, Deangate and Queens Place include St Williams College 
(UID: 1258028), 6 Minster Yard (UID: 1257256) and 7 Minster Yard (UID: 
1257257). To the west, listed structures line Petergate, mostly Grade II, 
but with some notable Grade II* buildings such as 5 and 5a High Petergate 
(UID: 1257617) and Petergate House (UID: 1257599). The most significant 
structure in this area is Bootham Bar, giving passage through the city walls, 
which is included in the Precinct Scheduled Monument along with ‘the 
length of the City Walls extending round the precinct up to Monkbar’ (UID: 
1017777).5 This scheduling also includes all of the ground underneath 
the Precinct, as a means to protect its below-ground archaeology. To the 
south, within the Precinct, listed structures include the church of St Michael 
le Belfrey and buildings lining Minster Gates: Nos 1 (UID: 1257244), 3-9 
(UID: 1257246) and 10 Minster Gates as well as 40 High Petergate (UID: 
1257245) and 12 Minster Yard (UID: 1257262). Of note is the former 
Minster Song School, consisting of two structures with two separate listings 
(UIDs: 1257259 and 1257229). Plans are underway to convert the latter 
into a Refectory set within a public green space and, subsequently, this will 
become an important site of activation. 

The proposals therefore also have the potential to affect the significance 
of a number of built heritage assets through alteration of their setting. 
These heritage assets lie within the conservation area. As a result, potential 
impacts have been considered, in line with Historic England Guidance GPA3: 
the Setting of Heritage Assets. Due to the high density of these heritage 
assets, these are considered alongside the conservation area. Where these 
heritage assets are closest to the application site, or where these heritage 
assets are of high significance, additional, specific assessment has been 
provided. This assessment is included both within the appraisal of the 
conservation area and within specific views where the proposals may be 
appreciated (as part of the VIA below). This methodology is considered as 
a proportionate approach to assessment, given the scale and form of the 
proposed development and the dense heritage context of the Minster. 

York Minister, as a Place of Worship, is subject to Ecclesiastical Exemption 
from Listed Building Consent and Scheduled Monument consent within its 
‘Red Line’ footprint. Instead, the Minster is subject to the more onerous 
consents regime of the Care of Cathedrals Measure (2011), which also 
has jurisdiction within the Precinct’s Green Line boundary (see figure 1). 
Heritage control within the ‘Red Line’ boundary is exercised by the Church of 
England’s CFCE (Cathedrals Fabric Commission for England) and FAC (Fabric 
Advisory Committee) in consultation with the Local Planning Authority 
(York City Council), Historic England and the national amenity societies. 
Environment.
5 https://historicengland.org.uk/listing/the-list/list-entry/1017777

1.0 INTRODUCTION AND PURPOSE

This document has been prepared by Caroe Architecture Ltd as part of a 
simultaneous planning and Care of Cathedral Measure (CCM) application to 
install photovoltaic panels to the south of the Quire roof of York Minster. It 
is intended to be read in conjunction with the submitted drawings and the 
accompanying Design, Access and Energy Statement. 

Though the scheme is an additive alteration and thus within the purview of 
the FAC, the CFCE have noted that the proposed development ‘gives rise to 
considerations of such special interest [that…] the Commission will wish to 
determine such an application itself.’1 In addition, ‘for the avoidance of any 
doubt in the matter the proposals would require the benefit of planning 
permission from the LPA’ due to the prominence of York Minster within the 
York Central Historic Core Conservation Area and proximity to nearby listed 
buildings.2

When approved, the photovoltaic panels will be a major step forward in the 
implementation of the policies of the adopted York Minster Neighbourhood 
plan (2022) which expresses a clear commitment to decarbonising the 
Precinct buildings and Minster. The commitment starts by acknowledging 
the Climate Emergency – declared by the City of York Council in 2019 – and 
asserting the intention to achieve Eco Gold Church status by 2025.3  

In developing these proposals, advice has been sought from the appropriate 
authorities and stakeholders. These include the CFCE (the Cathedrals Fabric 
Commission for England); the FAC (Fabric Advisory Committee); Historic 
England; and the City of York Council. Their responses to these proposals are 
included as appendices to this document and a summary of their advice can 
be found in section 8.0. 

It is the intention of this document to demonstrate the extensive research 
which has been conducted to inform the proposals. In line with paragraph 
194 of the National Planning Policy Framework (NPPF), this report provides 
an assessment of the significance of those heritage assets potentially 
affected by the proposed development. It establishes the relevant legislative 
and policy context, both at local and national level, and assesses the 
proposals’ degree of compliance with these policies. The focus of the 
document is a Heritage Impact Assessment, including a Visual Impact 
Assessment of key views of the Minster. As an appendix to this document, 
a table of frequently asked questions is offered, based on sustainability 
advice from other jurisdictions. For detailed design considerations, the 
accompanying Design, Access and Energy Statement should be consulted.

1 CFCE pre-application response (2022). 
2 City of York Council pre-application response (2022). 
3 Chapter of York, York Minster Neighbourhood Plan (June 2022), 58.
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They receive applications for any works which might materially affect the 
architectural, archaeological, artistic or historic character of a heritage 
asset or its setting. Proposed changes to the exterior of the Minster are still 
required to seek planning consent. For the present proposals therefore, 
planning permission is required in addition to CCM approval.6 

4.0 STATEMENT OF SIGNIFICANCE

Significance is the concept that underpins current conservation philosophy 
and practice. The significance of heritage assets is defined in the National 
Planning Policy Framework (NPPF) as, ‘The value of a heritage asset to this 
and future generations because of its heritage interest. That interest may be 
archaeological, architectural, artistic or historic. Significance derives not only 
from a heritage asset’s physical presence but also from its setting.’ As noted 
in the British Standard 7913 (2013) ‘Guide to the Conservation of Historic 
Buildings’, understanding the contribution of a particular historic building (or 
archaeological feature) to the wider historic environment allows significance 
to be taken into account when making decisions. The aim of conservation is 
to sensitively manage change to a place to ensure that its significance is not 
only protected but also revealed, reinforced and enhanced at every possible 
opportunity.

Our approach to assessing significance follows that set out in Conservation 
Principles, Policy and Guidance (paragraphs 30-60) published by English 
Heritage in 2008, now Historic England, and the Planning Practice Guidance 
issued by the Ministry of Housing, Communities & Local Government in 2014 
and reviewed in 2019, with the basis of significance related to the family of 
heritage values set out in those documents. 

The following summary on significance is therefore based on consideration 
of evidential, historical, aesthetic and communal values, as outlined below.

CATEGORIES OF SIGNIFICANCE

EVIDENTIAL SIGNIFICANCE derives from the potential of the site to provide 
evidence of past human activity. The archaeological research and its 
potential capacity to respond to investigative analysis make a primary 
contribution to evidential value.

HISTORICAL SIGNIFICANCE derives from the way in which historical figures, 
events and aspects of life can be connected through a place to the present. 
This includes associative, illustrative and representational value, and 
encompasses among other things: rarity or survival, the extent of associated 
documentation, the ability to characterise a period and association with 
other monuments.

AESTHETIC SIGNIFICANCE derives from the way in which people draw 
sensory and intellectual stimulation from a place. This includes not only 
6 DCMS, The Operation of the Ecclesiastical Exemption (2010), 13. Figure 1: York Minster Green Line, source: Chapter of York, York Minster Neighbourhood Plan (April 2021), 38.
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formal visual and aesthetic qualities arising from design for a particular 
purpose, the experiential encounter with these, but also more fortuitous 
relationships of visual elements arising from the development of the place 
through time, and aesthetic values associated with the actions of nature.

COMMUNAL SIGNIFICANCE is vital to the significance, at the heart of which 
are the many layered meanings that a place may hold in contemporary 
society. Commemorative and symbolic values are founded in collective 
memory and historic identity, and social value can also derive from the 
contemporary uses of a place.

DEGREES OF SIGNIFICANCE

The degree of significance is outlined according to the following scale:

EXCEPTIONAL is used to define areas or aspects considered to be of 
international importance or value.

HIGH is used to define areas or aspects considered to be of national 
importance or value.

SOME is used to define areas or aspects considered to be of local 
importance or value or to have an element considered to be of potentially 
national interest.

NEUTRAL is used to define areas or aspects considered to be of neutral 
value (neither contributing to nor detracting from the heritage values).

DETRACTING is used to define areas or aspects considered to have a 
negative value or which are intrusive to the significance as a whole.

YORK MINSTER 

The York Minster Conservation Management Plan offers the following 
summary Statement of Significance for the Minster as a whole:7

“York Minster is the principal place of Christian worship in York, Yorkshire, 
and the Northern Province of the Church of England, and a long–established 
place of Christian administration. The apparent presence of a Bishop of York 
at the Council of Arles in 314AD and the re–foundation of the Minster in the 
7th century are testament to the Minster’s long history and status and a 
continuous Christian tradition spanning more than 1,300 years. Its profound 
spiritual and cultural value is therefore unquestionable. The present 
Minster, constructed after 1225, is also a deeply–rooted source of identity 
for its city and county, not least because it is a defining and unmistakable 
feature on the skyline of York and its environs. It is a spiritual and civic focus 
for individuals and groups alike, providing a treasured environment for 
reflection and thanksgiving to its regular congregations, the Diocese and 
7 Alan Baxter, York Minster CMP (January 2010), 65.

Province of York, local people, tourists, diverse organisations and the armed 
forces. The Minster’s clergy, staff, volunteers, musicians and friends enjoy 
a strong sense of community, and the warmth of their hospitality is often 
commended by visitors. There is a very strong musical tradition, which brings 
great pleasure to visitors and adds significantly to the atmosphere of the 
building and the experience of worship.

The Minster stands as a witness to the history of York: its monuments, 
outstanding archaeology and extensive Collections provide unique evidence 
of the city’s past and development. The Collections include objects and 
documents which testify to local and national history: some, such as the 
Horn of Ulf and the York Gospels, are of particular antiquity and significance. 
The building itself has exceptional evidential and design value. Its sheer scale 
and the quality of its craftsmanship reflect the prosperity of the medieval 
city and the ambition of its patrons and archbishops, and position the 
Minster in the first rank of European great churches. More than that, its 
particular interest rests in the way it contributed to the distinctive evolution 
of the Gothic tradition in the north of England, and the way it illustrates 
how architectural concepts were transmitted across medieval Europe. The 
Chapter House and especially the Vestibule channel French ideas that were 
being introduced at court; these ideas were then developed in the nave and 
choir in an increasingly idiosyncratic fashion [...]”

York Minster is therefore of EXCEPTIONAL significance.

THE QUIRE ROOF

Nowhere in the above significance summary is there reference to the 
Minster’s lead roof coverings. Whilst our assessment now addresses this 
exclusion, there is a reasonable inference that the Quire roof does not 
greatly contribute to the heritage significance of the building, though its role 
in framing significant features with a neutral backdrop should be noted. 

The leadwork to Quire and Transepts was renewed in 1994-6. Cast panels 
from previous schemes of repair have been retained and show a further 
renewal 58 years prior (1938) by ‘HOPKINS’ and another 109 years 
before that (1829) by ‘JN GIBSON PLUMBER LEITH.’8 The leadwork is thus 
replaced regularly and cannot be considered of high evidential or historical 
significance. 

The leadwork is of limited communal significance. The roof level is not 
accessible to the general public and, though the leadwork is visible on the 
Crossing Tower tour, it cannot be considered to be the main draw of this 
experience. 

The Minster’s quire roof is undoubtedly a large expanse. It spans one of 
the longest quires in the country and, at 223½ft/68m long, it dwarfs that 
of Lincoln (158ft/48m), Westminster (152ft/46m), Canterbury (152ft/46m), 
Winchester (138ft/42m) and Durham (177ft/54m).9 Despite this, it is 
8 Ascertained from patches on the Minster’s roof itself. 
9 Chapter of York, Dimensions of York Minster (unknown date). 

utilitarian and plain, with nothing of the extravagance of the Minster’s 
sweeping elevations. The roof comprises hollow rolls spaced at regular 
intervals running in the slope, pierced by triangular vents and hatches. It is 
therefore of limited aesthetic significance. 

Sometimes, a roof covering will contribute to one or more of these heritage 
values. For instance if it demonstrates craftsmanship (e.g. thatch); or is 
particularly decorative (e.g. fish-scale tiles or slates); or represents a local 
vernacular tradition (e.g. Collyweston stone slates);  or is a key feature 
of a specific building period (e.g. glazed and coloured pantiles on 1930s 
buildings). None of these values can be said to apply to the Minster’s roof.

The Quire roof of York Minster is therefore of NEUTRAL intrinsic 
significance.10 

THE CONSERVATION AREA 

Character Area Nine: The Minster Precinct

As the site of the Roman fortress Eboracum, and then an Anglo Saxon 
Minster and Cemetery, the Precinct has exceptional evidential value, 
with outstanding potential to reveal more about the development and 
functioning of the pre-conquest town both above ground (for instance, 
the Roman column re-sited opposite the South Transept) and below. For 
instance, the area around the Minster is known to retain traces of the 
magnificent Norman Minster.

The Minster Precinct has been identified by the City of York as highly 
significant to the origins and growth of the Christian Church in Britain. 11  As 
such, it has exceptional historical significance. The apparent presence of a 
Bishop of York at the Council of Arles in 314AD and the re-foundation of the 
Minster 627AD, built for the baptism of the Anglian King Edwin, is evidence 
that this has been a continuous and important centre of Christian tradition 
spanning more than 1,300 years. 

Many buildings within the Precinct are individually of high aesthetic value 
and interest. As a whole, as Baxter concludes in the York Minster CMP 
(2009), ‘the Precinct is not aesthetically one of the greatest in the country, 
yet it embodies a largely ‘fortuitous’ beauty, being on the whole not the 
product of a coherent plan but rather the evolution of centuries.’12 The 
buildings, and their relationship to one another, to the setting of the 
Minster, and to the townscape of York elevates the value of the whole.

To the south of the Minster, the Precinct’s beauty is the manner in which 
the dense urban streetscape comes almost to the walls of the Minster; 
the appearance of the South Transept from Minster gates is ‘one of the 
great urban experiences of England’.13 In addition, the Precinct has many 
10 The significance of the roof as part of the form of the cathedral building in its 
setting is considered below.
11 City of York Historic Characterisation Project, 2012, Character Area Statements, 3.
12 Baxter, York Minster CMP, 202.
13 Baxter, York Minster CMP, 202.
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open spaces, each with its own distinctive character, and there are many 
impressive views of the Minster from within it. However, the current 
layout and finish of parts of Deangate do little to contribute positively to 
the conservation area and the aesthetic values of the Precinct, or from the 
historic route round the east of the Minster.  

There are large areas of public green space within the Precinct owned by the 
Chapter of York which form the setting for the Minster and are accessible 
to the public, including Dean’s Park and College Green. Dean’s Park is open 
between dawn and dusk and is a valued part of the city for people to use 
and enjoy. Duncombe Place provides a further green space at the Minster’s 
West End. A popular site for locals and tourists alike, the Minster Precinct is 
therefore of high communal significance.

Key characteristics:

1. Strong contrast between the narrow city streets and monumental 
ecclesiastical buildings;

2. Multi-phase history with high archaeological potential;
3. Poor quality structures and finishes to public realm coexist alongside 

exceptional structures;
4. The south precinct is open and urban, with an open boundary to the 

city;
5. The north is more private, secluded, with more greenery (Dean’s Park 

is the largest green space within the City Walls) and impermeable 
boundaries. 

6. The Precinct is a site of leisure and work for locals and tourists and a 
through-route for those on the cycle path;

7. Mostly pedestrianised, but with some obtrusive traffic.

The overall significance of Character Area Nine is HIGH.

Character Area Ten: The Medieval Streets

'The finest set of historic streets in the country', York’s medieval streets 
contain the largest quantity of timber framed buildings in the city. They 
are a testament to the medieval affluence of the area, derived from York’s 
importance as a trading town from the thirteenth century to 1450. There 
are very few timber buildings in the city after this period, on account of the 
Civil War and Corporation act decreeing the use of brick. Many areas are 
fortunate to have survived the civic improvements of the eighteenth and 
nineteenth centuries, retaining their medieval proportions and street plan. 
The back streets, including the Shambles and Swinegate, are especially 
evocative, their historical association with butchers easily discernible for 
the modern visitor – for instance in the meat hooks still visible underneath 
the jetty bressummers of the Shambles. They are in contrast with the more 
spacious primary streets of Low Petergare and Stonegate. These have been 
significant thoroughfares since the Roman occupation (most of this area 
was within the boundaries of the former Roman fortress wall) and therefore 

have a high potential for archaeological discovery. The wide bays of the 
frontage buildings here are emblematic of a historically wealthy area. 

In general, survivals in Character Area Ten are uneven; few medieval 
buildings are to be found on Swinegate and Grape Lane, and those that 
do survive are heavily altered, with underbuilding, the complete removal 
of medieval shopfronts (and most of those from the Georgian period) and 
infilling. This does not undermine the associative value of the area and, on 
the whole, there remains a tangible medieval character here – enhanced by 
the pedestrianisation of the 1970s and 80s.

Generally, the area is of high aesthetic value. There are some notable 
detractors, however. Most of these are twentieth-century buildings which 
belie their medieval context, including No. 70 Low Petergate (currently 
Poundland). Street surfaces are also varied, with high-quality Yorkstone 
paving of Stonegate in contrast with the tarmac of Colliergate. The area 
benefits from its variety; narrow city streets open into squares and a mixture 
of gable ends and eaves face the street. There are a number of excellent 
views of the Minster throughout this character area, heightening the drama 
of the Precinct encounter. 

The area is also of high communal value. It is an extremely popular location 
for tourists who enjoy the independent shops and medieval atmosphere. 
It is used for a variety of purposes, with open spaces for music and leisure, 
circulation routes, hospitality venues and shops.  

Key characteristics:

1. Independent and generally small-scale retail;
2. High footfall (day and night);
3. Evocative atmosphere deriving from the built-environment;
4. Dramatic opening to the Minster Precinct;
5. Varied building survival rate;
6. A conglomeration of architectural styles, some more successful than 

others;
7. A mostly Roman and medieval street plan.

The overall significance of Character Area Ten is HIGH.

NEARBY LISTED BUILDINGS

Listed buildings near to the area of the proposed PV array have been 
evaluated below, with a particular focus on the importance of their setting 
and role within the conservation area. A full schedule of designated heritage 
assets has been listed above. 

St Michael le Belfrey

This is a Grade I listed building (UID: 1257228) situated to the south of York 
Minster, separated only by the roadway known as Minster Yard. The church 
was constructed in 1525-37, with vestry, west front and bellcote added in 
1867. It is a six-bay, continuous-aisled structure with a prominent crow-
stepped gable and flanking towers. Window tracery is of the Perpendicular 
style. The building is constructed in magnesian limestone, the same material 
as much of the Minster. The west elevation forms a piece with the Minster’s 
west elevation in views from High Petergate. As an active place of worship, 
the building is of high communal significance and contributes to the 
ecclesiastical character of the Precinct. 

The overall significance of St Michael le Belfrey is HIGH.

Former Minster School 

This listing refers to two Grade II listed buildings. One, nos 8 and 9 Minster 
Yard (UID: 1257259), is located just south of the Minster’s South Transept. 
The other (UID: 1257229) is set-back from Deangate within a playground 
and green space, to the southwest of the Minster. Both buildings were 
erected in the 1830s in a Gothic Revival style. As such, they seek to replicate 
forms to be found elsewhere in the Precinct – namely the hood-moulds, 
crenelated parapet and mullioned windows with trefoiled heads. Realised 
in magnesian limestone, both buildings are positive contributors to the 
conservation area and reflect the Minster’s history of education in York. 

The overall significance of the Former Minster School is HIGH.

No. 6 Minster Yard (Red House)

This is a fine early eighteenth-century Grade II* listed building, initially 
constructed as a residence and now occupied by a nursery. It is of three 
storeys, with five equal bays. The northwest façade is of high aesthetic 
value, well-preserved and benefitting from its separation from surrounding 
buildings. The red painted render is unique in the area and offers a striking 
contrast with the magnesian limestone prevalent elsewhere. Compared 
with surrounding buildings, it further stands out as an impressive Georgian 
townhouse amidst a context of ecclesiastical, Gothic architecture.

The overall significance of No. 6 Minster Yard is HIGH.



8 York Minster
Photovoltaic Array

No. 7 Minster Yard

This is a Grade II listed building, circa 1730, 
but with an earlier structure at the rear and a 
frontage altered in the early nineteenth century 
(UID: 1257257). It is largely constructed of brick, 
with a rendered north elevation of three bays, the 
outer two accented with bay windows which rise 
to eaves level, where they are each topped with a 
gable. The rear is somewhat of an accreted array 
of various structures, some encroaching from 
surrounding buildings. The front is homogenous 
and of some design value.

The significance of No. 7 Minster Yard is SOME.

St William’s College

St William’s College is a Grade I listed building 
(UID: 1258028). Established as a college of 
chantry priests, it dates to circa 1465. The College 
is two-and-a-half storeys, of Courtyard Plan, 
with nine bays to its primary south elevation. 
It is timber-framed, underbuilt with brick and 
magnesian limestone, with a seventeenth-
century brick stair tower on the north side and 
an eighteenth-century façade of rendered brick 
on the east side. The College was heavily restored 
in 1902 by Temple Moore and its south elevation 
currently forms a striking backdrop to College 
Square. ‘A building of unqualified outstanding 
national significance’, this is one of the finest 
examples of timber framing in the city.14 

The significance of the College is EXCEPTIONAL.

No. 2 College Street

This is a Grade II* listed building, the last survivor 
of a longer range of tenements on this street. 
It is an unusually early survival, late thirteenth 
or early fourteenth century in origin, though 
adjusted in c.1700 and the early nineteenth 
century. It was originally timber framed, but has 
since been re-fronted in brick. This forms part 
of the backdrop to College Square and is thus a 
visible part of the conservation area. 

The significance of No. 2 College Street is HIGH.
14 Alan Baxter, St William’s College Conservation 
Management Plan (2010), 58-63.

5.0 HERITAGE IMPACT ASSESSMENT 

The potential impact of the proposed development on heritage values and significance is set out in this 
section. It is intended to address the first three Duffield questions which relate to the identification 
of harm and assessment of extent. This assessment also allows for an understanding of the impact in 
terms of the NPPF. The basis of this assessment is defined below. 
 
LEVEL OF IMPACT TABLE

Level of Impact Likely effect
High Positive The proposed alterations or development will have a major positive impact, improving the 

character, setting and/or heritage values of the heritage asset(s). The change would have 
the potential to reveal and/or enhance several heritage values assigned to the building or 
setting as defined in the Assessment of Significance.

Moderate PositiveThe proposed alterations or development will have a considerable beneficial impact, 
improving the character, setting and/or heritage values of the heritage asset(s). Moderate 
positive impact on the heritage asset(s) as a whole may be caused by the cumulative 
minor positive impact on the heritage values of several features. This effect can be direct 
or indirect.

Minor Positive Minimal beneficial improvements to the character, setting and/or heritage values of the 
heritage asset(s) brought about by the proposals. This can be direct or indirect.

Neutral There is no change incurred by the development or alteration on the character, setting 
and/or heritage values of the heritage asset(s).

Minor 
Detrimental

A minimal impact will be brought about on the setting, character or heritage values 
of the heritage asset(s). Localised, minor detrimental impact may be accepted should 
demonstrable mitigation be in place.

Moderate 
Detrimental

The proposed alterations or development will have a negative impact, adversely affecting 
the character, setting and/or heritage values of the heritage asset(s). This may be brought 
about to the heritage asset(s) due to the cumulative minor detrimental impact on the 
heritage values of several features. This affect can be direct or indirect. Detrimental impact 
of this nature should be avoided, but it may be possible to accept if demonstrable positive 
mitigation is in place.

High Detrimental The proposed changes will have a seriously negative impact on the overall character, 
setting and/or heritage values of the heritage asset(s). Features that contribute to the 
overall heritage values, character or significance of the heritage asset would be disturbed. 
Major detrimental change should not be considered acceptable.

FIXINGS AND CABLING A visual inspection conducted on-site on 8th April 2022 assessed the 
existing electrical distribution to be in good condition in the upper Quire. As such, existing distribution 
boards (such as DB18) can be employed to connect the PV array to the wiring within the cathedral. The 
primary heritage impact from cabling will therefore be that connecting the array to DB18. This cabling 
is proposed to run along the perimeter of the roof, in the junction between the tower and south pitch 
of the Quire roof, tracing the line of the roof pitch. Cables can already be found here and elsewhere 
externally on the building without visible or material effect, and this been deemed to present 
negligible heritage impact. 

A specially designed, low-profile fixed system for support of the PV array has been decided over a 
ballasted system due to its lower visibility, requiring the viewer to be further away or at a higher 
elevation to see the array. In addition, the counter-weights of a ballasted system would be apparent 
from the north side of the roof, detracting from views of the Minster on this side, including from the 
City Walls. The fixed system will be mounted through the existing leadwork in order to fix the base 

of the post upstand to the timber sarking boards beneath, which have 
been assessed to be of sufficient strength. The 19thC roof structure will be 
unaffected. As established in section 4.0 where the material roof structure 
and components are assessed to be of  limited significance and capable 
of sensitive alteration. The impact of fixings and cabling are therefore of 
NEUTRAL heritage impact. 

BATTERIES The proposals also include the installation of a battery unit 
within the concrete below-ground boiler room of utilitarian in character 
and material and already the location of modern building services. The 
installation of a battery unit in this location will therefore not present a 
departure from the existing character of the space, or its contribution to the 
significance and heritage values of the Minster as a whole. The impact of the 
batteries are therefore of NEUTRAL heritage impact. 

ARCHAEOLOGY The proposed scheme does not require any interventions 
below-ground or to building fabric and therefore will not have an 
archaeological impact. 

REVERSIBILITY The panels will be removable without any impact to the 
historic roof structure. If the modified Nicholson post fixing system were 
to be removed from the lead roofing, the leadwork would require patching 
only. Replacing panels at life-end or for repair will have no heritage impact 
as the proposed fixings are common and can be employed to fix different 
types of panel if required in future. 

REFLECTIVITY Thanks to the shallow pitch of the York Minster roof, the 
sun would need to hit the panels at an angle of 54° coming from North 
to cause a reflection projecting back toward the horizon line and viewing 
positions (figure 4). The June Solstice for York peaks at 60° above the 
horizon line from the south, giving 6° of leeway. The panels therefore pose 
no reflection risk when visible from the ground or from the local landmarks 
around York, except for potentially a very minimal moment around 6pm 
from the west, where it will be blocked by the Crossing Tower of the 
Minister. Additionally, it would be difficult to differentiate between the sun 
itself and the reflection off the panels, as the line of sight to both would be 
virtually aligned. 

The definition of reflectivity employed in this assessment is ‘light thrown 
back to the viewer’ (i.e. by a reflective surface).15 Reflectivity could also be 
defined as to ‘show an image of.’16 In this regard, it should be noted that 
the panels will change their hue with the weather, as the lead roof does 
at present (see viewpoint 21). This is also explored in section 4.8 of the 
accompanying Design Access and Energy Statement.

15 The concise Oxford English Dictionary. 
16 Historic England, Pre-application response to Kings College Chapel Re-roofing 
Project, para. 2.
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Figure 2 (left): key views within the Minster Precinct, source: Alan Baxter, Character Area Nine: the Minster Precinct Conservation Area Appraisal (2012), 231.

Figure 3 (right):A map of Character Area Nine, indicating historic street plan and broad phases of redevelopment, source: Alan Baxter, Character Area Ten, The Medieval Streets Conservation Area Appraisal (2012), 247.
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Figure 4: Max Fordham’s analysis of projected reflectivity, source: Max Fordham, Solar Reflectivity study (31st May 2022).

VISUAL IMPACT ASSESSMENT

This Visual Impact Assessment is guided by principles described in The Setting of 
Heritage Assets (Historic England, 2017), which states that the setting is defined as:

The surroundings in which a heritage asset is experienced. Its extent is not fixed and 
may change as the asset and its surroundings evolve. Elements of a setting may make a 
positive or negative contribution to the significance of an asset, may affect the ability to 
appreciate the significance or may be neutral. (NPPF, Annex 2: Glossary)… All heritage 
assets have a setting, irrespective of the form in which they survive and whether they 
are designated or not…The extent and importance of a setting is often expressed by 
reference to visual considerations. Although views of or from an asset will play an 
important part, the way in which we experience an asset in its setting is also influenced 
by other environmental factors such as noise, dust and vibration from other land uses in 
the vicinity, and by our understanding of the historic relationship between places.17

The design proposal must also take into consideration the historic townscape and views 
as a whole, understanding that they are often interlinked with heritage assets. 

The numbers and proximity of heritage assets in urban areas mean that the protection 
and enhancement of setting is intimately linked to townscape and urban design 
considerations. These include the degree of conscious design or fortuitous beauty and 
the consequent visual harmony or congruity of development, and often relations to 
townscape attributes such as enclosure, definition of streets and spaces and spatial 
qualities as well as lighting, trees, and verges, or the treatment of boundaries or street 
surfaces.18

For each view, a description is made, including reference to the statutory protection 
and sensitivity of the buildings in the scene. This is followed by a description of visible 
parts of the Minster’s roof. A historical reference is then offered to orient the reader 
and key statutory questions are addressed, including how the view reveals the heritage 
values of the Minster and the role of the Minster within the view. Finally, an impact 
assessment is made for the addition of PV panels to the south of the Quire roof, using 
the above Heritage Impact Criteria. 

Most of the views assessed are taken from the south and the east of the Minster, as this 
is where the proposed PV panels are visible from (other possible locations, such as the 
Zouche Chapel, are also mentioned). Views from other aspects - for instance the north 
and west - are appraised to demonstrate that for much of the City the PV panels would 
not be visible, the sample of viewpoints included are selected to demonstrate the limits 
of visibility.  

17 Historic England, The Setting of Heritage Assets (Swindon: Historic England, 2017), 2. 
18 Ibid, 5-6. 
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VIEWPOINTS REFERENCE PLAN
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VIEWPOINT 1: MUSEUM STREET LOOKING NORTHEAST

Description: 

The focal point of this view is the twin mass of the mid-nineteenth century St Wilfred’s Catholic Church (Grade II) and York Minster (Grade I). 
It is an optical illusion, the former appearing the same height as the latter due to the relative distance and elevation of the buildings. Both of 
these emphasise verticality, in contrast with the low-rise streets of the surrounding city centre. Grade II listed nos. 2 and 3 Museum Street 
are visible to the right, the former erected in the early eighteenth century and the latter c.1806. They are both constructed of red brick and 
of a regularity in contrast with the Gothic elevations of the nearby ecclesiastical buildings. On this side, structures cast deep shadows over 
the scene at morning and evening. To the left: the remains of c.1240 St Leonard’s Hospital (Grade I), set behind cast-iron railings; the c.1714 
Red House (Grade II*) and the York Explore Library. The road surfaces are twentieth century; tarmac flanked by paving of Yorkstone. 

The Quire roof of the Minster is not visible in this view. 

Historical reference: 

This view was fashioned in the 1860s with the laying of Duncombe Place, as part of a larger development of the area around the Minster to 
open up views of its elevations. 

How does this view reveal the heritage values of York Minster?

This view is the best vantage point for appreciating the West Front. Its aesthetic values are enhanced by the contrasting architectural styles 
and materials, though traffic detracts. Historical values are revealed in the role of the Minster in development of the city, for instance 
through competing ecclesiastical buildings and efforts to reveal its elevations in the nineteenth century. The relationship of this view to the 
train station enhances its communal value, the first scene of the Minster presented to visitors to the city who travel by rail. 

How does York Minster contribute to the heritage values of this view?

York Minster is the frame of reference to which each of the buildings in the view relate. It is therefore of integral importance to the 
appreciation of their composition. 

Impact of PV array: 

None – the proposed location is not visible
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VIEWPOINT 2: FACING EAST TOWARDS BOER WAR MEMORIAL 

Description: 

The left of this view consists of the West Front of the Minster, displaying 
the verticality of the Northwest, Southwest and Crossing Towers. Behind 
a foreground of tarmacked road, the 1905 Boer War Memorial (Grade II*) 
stands surrounded by trees, with the c.1779 no. 23 High Petergate just 
visible behind (Grade I). To the right, the view is dominated by the red brick 
of the 1897-99 Gray’s Dispensary (Grade II). In front, planting and paving of 
Yorkstone are visible. It is therefore a multi-phase view, displaying a variety 
of materials and architectural styles. 

The Quire roof of the Minster is not visible in this view. 

Historical reference: 

This view was fashioned in the 1860s with the laying of Duncombe Place, 
as part of a larger development of the area around the Minster to open up 
views of its elevations. 

How does this view reveal the heritage values of York Minster?

As above, York Minster’s aesthetic values are enhanced by the contrasting 
architectural styles and materials, though traffic detracts. Trees obscure 
the west and south elevations, preventing an appreciation of the Gothic 
detailing behind from this vantage point, though massing is still visible. This 
is a good view to observe the relationship between the Decorated Gothic 
style of the West Front and the Perpendicular style of the Crossing Tower. 

How does York Minster contribute to the heritage values of this view?

The interplay between the Minster and Gray’s offers interest and character 
– particularly their asymmetry of form and colour. The Minster contributes 
a great deal to the aesthetic interest, for instance, through the role of its 
pinnacles in creating a varied skyline. 

Impact of PV array: 

None – the proposed location is not visible.
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VIEWPOINT 3 (LEFT) AND 4 (RIGHT) (SIMILAR TO DYNAMIC VIEW 24 IDENTIFIED 
WITHIN THE YORK CENTRAL HISTORIC CORE CONSERVATION AREA APPRAISAL): 
BESIDE 27 STONEGATE - MOLLY BROWNS AND BESIDE 33 STONEGATE 

Description: 

A sense of enclosure characterises Stonegate. It retains much of its medieval character. On the 
right, Nos. 21, (Grade II*), 25 (Grade II*) and 27 (Grade II) are fifteenth-century buildings, with 
timber shopfronts inserted in the nineteenth and twentieth centuries. Beyond, 29 dates to 
c.1840, with a late nineteenth-century shop front, while 31 (Grade II*) and 33 (Grade II*) are 
both seventeenth-century buildings. On the left, brick buildings in the foreground of viewpoint 3 
are of later origin. Nos. 36, 38 and 42 (each Grade II) all date to the eighteenth century, the latter 
two with timber shopfronts dating to the nineteenth century. Beyond, 44 and 48 are medieval 
(fifteenth century and c.1600 respectively) contributing to their Grade II* designation. The 
street and pavement are laid with grey stone slabs of high quality. They contribute to a generally 
subdued colour palette, the street characterised by whitewashed plaster walls, clay tiles of dark 
red, red brick, and black and white painted timber. There are some exceptions to this, however, 
with some brightly coloured shopfronts on the left of the street. Traditional shop signs and a 
novelty pub timber banner – of no great age – decorate the spaces between the shops. In the 
background, the Quire of the Minster is just visible, behind the jettied façades of the closely-
packed shopfronts. 

The south face of the lead Quire roof is visible in this view, its ridge appearing above the parapet. 
The roof surface is mostly obscured, however, by the crocketed pinnacles of the South Quire Aisle 
and pierced parapet. 

Historical reference: 

Once the Via Praetoria of the Roman settlement of Eboracum, this street preserves the 
quintessential grid pattern of Roman development in relation to the adjacent High and Low 
Petergate. Aspects of the view have changed with subsequent development, but the orientation, 
directed towards the Minster, has remained the same. The street was pedestrianised in 1974.

How does this view reveal the heritage values of York Minster?

The Minster building and roof is largely obscured, but the sense of drama of  discovery of the 
major building in the impending scene contributes to its aesthetic character. 

How does York Minster contribute to the heritage values of this view?

The Minster contributes to the historical value of this scene, the sense of scale revealing much 
about the importance of the church during the medieval period. 

Impact of PV array:

Minor Detrimental – The PV array would be slightly visible in the scene, just glimpsed through 
the parapet and above. With keen eyesight a viewer would potentially notice the PV as modern 
feature within a predominately medieval streetscape. 
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VIEWPOINT 5 (LEFT) AND 6 (RIGHT) (SIMILAR TO DYNAMIC VIEW 24 
IDENTIFIED WITHIN THE YORK CENTRAL HISTORIC CORE CONSERVATION 
AREA APPRAISAL): BESIDE 37 STONEGATE – JIGSAW AND BESIDE 33 
STONEGATE

Description: 

Buildings towards the north of Stonegate, on the right hand side, are generally post-
medieval; nos 37 (Grade II*), 39 (Grade II), 45 and 47 (both Grade II*) each date to the 
eighteenth century, with timber shopfronts inserted in the nineteenth century. There 
are exceptions to this, with nos. 43 and 49 from earlier periods (fifteenth century and 
early sixteenth century respectively) – both Grade II*. There is a single listed building 
on this side from the late nineteenth century, no. 41 (Grade II). The other side (left) has 
a row of remarkable fourteenth-century shops – 54, 56 and 58 (the latter Grade II*) – 
each with nineteenth-century timber shopfronts. No. 60, once part of this row, has since 
been combined with houses to the north on High Petergate in the early seventeenth 
century. The buildings here then, present a complex picture, with layers of alteration and 
development visible from street-level. The colour palette remains subdued, with the same 
building materials and York stone paving employed, though again with some brightly-
coloured shopfronts. Towards the north of Stonegate, the yellow magnesian limestone of 
the South Transept becomes visible.

The lead roof of the Quire is somewhat visible in this view in the space between the 
buildings, its ridge visible above the parapet. It is partially obscured, however, by the east 
turret of the South Transept. 

Historical reference: 

The shops and houses of Stonegate once stretched right up to the walls of the South 
Transept. From the mid-seventeenth century, space at the foot of this was cleared, 
culminating in the civic improvements of the nineteenth century, which created 
the termination of the street as we know it today. As noted above, the orientation 
of Stonegate remains as it has been since it was laid in the Roman period and was 
pedestrianised in 1974. 

How does this view reveal the heritage values of York Minster?

A sense of drama is apparent due to the partial view of the Minster, which serves to 
accentuate the scale difference. Aesthetic character is enhanced by shadow contrasts 
within the city streets building forms and the Minster beyond.  

How does York Minster contribute to the heritage values of this view?

The Minster contributes to the historical value of this scene, the sense of scale revealing 
much about the importance of the church in the medieval city. 

Impact of PV array: 

Minor Detrimental – The PV array would be slightly visible in the scene, just glimpsed 
through the parapet and above. With keen eyesight a viewer would potentially notice the 
PV as modern feature within a predominately medieval streetscape. 
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= zoomed image
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VIEWPOINT 7: BESIDE 1 MINSTER GATES – SHARED EARTH

Description: 

Minster Gates continues the trajectory of Stonegate, leading to the South Transept – highly visible between the buildings. Shophouses 
on this street are eighteenth century and later, brick built, listed Grade II and II*. Their colours of red, green and grey contrast with the 
yellows and greys of the Minster and street paving. These house fronts are not jettied, though they cast deep shadows, as on Stonegate. 

The lead roof of the Quire roof is slightly visible in this view in the space between the buildings, its ridge visible above the parapet. It is 
mostly obscured by the South Transept, the framing buildings and the parapets and pinnacles. 

Historical reference: 

Minster Gates once formed the northern section of Stonegate. It was traditionally been the main entrance to the Minster close, 
accessed through a gateway until c.1800.

How does this view reveal the heritage values of York Minster?

This view reveals the aesthetic significance of York Minster to a great extent, the viewer’s appreciation of its striking south elevation 
benefits from the sense of contrast fostered by the enclosure and colour palette of Minster Gates. The forms and motifs present in the 
Gothic architecture of the South Transept are particularly striking in this view, particularly in relation to the regularised eighteenth-
century façades. 

How does York Minster contribute to the heritage values of this view?

As the historical entrance to the precinct, the visibility of the Minster is an important reflection of the historic function of the area. 
The South Transept is a focal point of the scene, greatly contributing to its aesthetic value. 

Impact of PV array: 

Minor Detrimental/Neutral – The PV array would be just visible though the piercings in the parapet, though the architectural 
statement of the South Transept draws attention away from this area.  The viewer is primarily focussed on the stone façade in the 
development of the kinetic view rather than the distant scale; hence there is limited focus on what might just be visible through the 
parapet piercings.
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VIEWPOINT 8 (VIEW 25 WITHIN THE YORK CENTRAL HISTORIC CORE CONSERVATION AREA APPRAISAL): 97 LOW 
PETERGATE - DRAKES FISH AND CHIPS  

Description: 

The right-hand side of this view is uncharacteristic of medieval York in terms of the classically-influenced symmetry of the  architecture, 
reflecting the comparatively late date of nos. 72 and 74 (both Grade II) dating to the late eighteenth century – with late-nineteenth-
century shopfronts. This is in contrast with houses on the left of the street, generally earlier, with some fifteenth-century buildings 
visible in this view, including no. 81 (Grade II*). The striking verticals of the Northwest and Southwest Towers extend above the scene, 
their crocketed pinnacles creating dramatic shapes against the sky. 

The ridge of the grey lead roof of the Nave is visible above the parapet, between the buildings lining the street – the centre of the 
scene. It is notable for its lack of ornament between the highly detailed towers. 

Historical reference: 

Both Low and High Petergate are remnants of the Roman street plan of York, notable for their straightness amidst the winding passages 
of the rest of the city. The rebuilding of houses on the right has created a contrast in this view, to the left they are medieval whilst those 
on the right are distinctly late eighteenth century. 

How does this view reveal the heritage values of York Minster?

This is a particularly effective view of York Minster, towering above the city streets and, once again, revealing and enhancing 
appreciation of its aesthetic significance through the sense of scale afforded to it by the closely-packed buildings of the city streets. The 
expression of verticality, in this case, is particularly striking due to the horizontal lines of windows and cornicing.

How does York Minster contribute to the heritage values of this view?

Forming a focal point, the detailed towers of the Minster offer texture and drama to the skyline. The view of these towers would have 
been the same since their erection and therefore demonstrates historical continuity, contributing to the historical and evidential value 
of this view. 

Impact of PV array: 

None – the proposed location is not visible.
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VIEWPOINT 9: THE MINSTER FROM BESIDE THE ROMAN COLUMN 

Description: 

This view is dominated by the massing of the South Quire Aisle (fifteenth century), Consistory Court 
(fourteenth century), Zouche Chapel (fourteenth century) and an eastern portion of the South 
Transept (thirteenth century). The tracery of the South Transept is in the Early English Gothic style, 
while the eastern arm is a mixture of perpendicular and decorated. In front, a thin band of grass 
separates the building from the grey paving of Yorkstone. To the right, the Minster Stoneyard is 
visible, where pieces of interest are displayed and workmen can be observed. The area is bright, 
sunlight reflected off the grey and yellow surfaces. Also to the right, the timber framing of the 
fifteenth-century St Williams College is visible (Grade I), heavily restored in twentieth century 
by Temple Moore. Its black, white and red south elevation is in contrast with the yellow of the 
Minster’s magnesian limestone. 

The roof of the Quire is mostly obscured from this angle by the parapet, though piercings in the 
stonework may reveal something of what is behind depending on the angle of observation. The roof 
of the South Quire Aisle is more visible above its parapet. That of the Consistory Court and Zouche 
Chapel are more visible still, both of these structures without parapets. 

Historical reference: 

This area was created in the nineteenth century with the removal of shops which once extended to 
the walls of the South Transept. 

How does this view reveal the heritage values of York Minster?

Showing the statue of Constantine in relation to the Minster, this view illustrates the historical 
connection between the two, Constantine known for his role in bringing Christianity to the 
British Isles. Likewise, St Williams College and the Minster, shown together, also illustrates their 
connection, the College once home to chantry priests. The nineteenth-century civic improvements 
have enabled an appreciation of this view, freeing up space for the sweeping elevations to be 
observed in full. 

How does York Minster contribute to the heritage values of this view?

The importance of the Minster to the character and setting of the precinct cannot be overstated. 
While there are a number of Grade I, II* and II listed buildings in the area, each are defined in 
relation to the Minster, influencing their design choices, orientation and purpose. The Minster is 
clearly a focal point of this view, size, verticality and ornamentation culminating to create elevations 
of exceptional aesthetic value.   

Impact of PV array: 

Neutral – The PV array would only just be visible though the piercings in the parapet. The eye is 
dominated by the stone structure and the roof does not form a part of the aesthetic context. 
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VIEWPOINT 10: THE ZOUCHE CHAPEL AS SEEN 
FROM THE RAILINGS AT THE EDGE OF THE 
PUBLIC DOMAIN

Description: 

The focal points of this view are the rectangular forms 
of Consistory Court (left) and the Zouche Chapel (right). 
Both have two Gothic four-centred arched windows with 
Decorated tracery. In front, a grass bank extends to a 
cast-iron railing. Behind, the Perpendicular and Decorated 
tracery of the Quire and South Quire Aisle are visible.  

The roof of the Quire is not visible. The roof of the South 
Quire Aisle mostly obscured from this angle by the 
parapet, though piercings in the stonework may reveal 
something of what is behind depending on the angle of 
observation. The roof of the Consistory Court and Zouche 
Chapel are more visible still, both of these structures 
without parapets. 

Historical reference: 

This area was created in the nineteenth century with the 
removal of shops which once extended to the walls of the 
South Transept. 

How does this view reveal the heritage values of York 
Minster?

The nineteenth-century civic improvements have enabled 
an appreciation of this view, freeing up space for the 
sweeping elevations to be observed in full. The grass 
offers a pleasing contrast with the yellow magnesian 
limestone. 

How does York Minster contribute to the heritage values 
of this view?

The importance of the Minster to views within the 
precinct cannot be overstated. While there are a 
number of Grade I, II* and II listed buildings in the area, 
each is defined in relation to the Minster, influencing 
their design, orientation and purpose. The Minster is 
clearly a focal point of this view: scale, verticality and 
ornamentation culminating to create elevations of 
exceptional aesthetic value.   

Impact of PV array: 

None – the proposed location is not visible.
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VIEWPOINT 11: VIEW FROM REFECTORY ENTRANCE AND WITHIN FUTURE REFECTORY

Description: 

This view is taken from the forecourt of the future Minster refectory and the latter towards the front. On the 
right, it shows the nineteenth-century No. 1 Deangate, a brick structure of two-and-a-half storeys with square 
sash windows. From this view, the structure obscures the lower portion of the East End of the Minster. On the far 
left, the Early English Gothic South Transept is visible – beyond, the Perpendicular Southwest Tower just visible 
around the crocketed pinnacles of the East End. In between, the view is broken up foliage, including trees set 
within a small grassy space. The Perpendicular Crossing Tower is visible to the left. In the foreground, the tarmac of 
Deangate curves away from the camera, terminating at a series of bollards before the Yorkstone paving begins. In 
front, the forecourt of the future Minster Refectory begins, currently being landscaped. 

The ridge of the Quire roof extends above the parapet and is visible through its tracery when viewed at the back 
of the forecourt. It is not visible at the front. The roof of the South Quire Aisle is visible, but partially obscured 
by foliage and No. 1 Deangate. To the left, the steeply pitched roof of the South Transept is vast and forms a 
significant portion of views of the building from this angle.  

Historical reference: 

Deangate was created in the twentieth century. From this vantage point, one would have been within the 
eleventh-century Old Deanery until its demolition in 1930. 

How does this view reveal the heritage values of York Minster?

This view is a good vantage point to appreciate the fine Gothic detailing of the South Transept, Crossing Tower and 
Southwest Tower, as well as their interrelationship. Other elevations are obscured by foliage or No. 1 Deangate. 

When the Refectory opens, it is likely this will form a common route of circulation from here towards the Minster, 
thus potentially raising its communal value. The finished design of the landscape is also likely to encourage a 
greater quantity of time spent in this space. Regulators will need to consider whether the harm to communal 
values of this new opportunity for public enjoyment (which will not be open until late 2022 or early 2023) should 
be taken into consideration in respect of this visual impact.

How does York Minster contribute to the heritage values of this view?

The importance of the Minster to views within the precinct cannot be overstated. While there are a number of 
Grade I, II* and II listed buildings in the area, each is defined in relation to the Minster, influencing their design, 
orientation and purpose. The Minster is clearly a focal point of this view: scale, verticality and ornamentation 
culminating to create elevations of exceptional aesthetic value.   

Impact of PV array: 

Moderate Detrimental – The PV array would be slightly visible though the piercings in the parapet and the top 
edge of the array would be just noticeable above the line of the parapet, particularly if standing further back 
towards the Refectory entrance. There are also many features of interest which would draw the eye away, such as 
the Crossing Tower. 

Since the land is owned by the Minster, there could be a mitigation of this specific harm by incorporating some 
interpretation and explanation of the PV scheme and the energy strategy for the estate generally – if that would be 
of value. 
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R = Visual representation.  
NOTE: the tone of the PV shown in this image is intended to highlight the potential extent of visibility. In reality, tests and mock ups show that the panels (whilst varying in appearance depending on light conditions) most often blend into the 
grey tone of the lead roof.  
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RO= visual representation with outline 



25York Minster 
Photovoltaic Array

VIEWPOINT 11B: VIEW FROM REFECTORY FIRST FLOOR
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FOCUS

FOCUS= camera adjusted to aim through small glass quarries  
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VIEWPOINT 12: THE MINISTER FROM DEANGATE, 

Description: 

To the left: the fifteenth-century crossing tower, constructed of magnesian limestone with crenelated parapet and two-centred 
arched windows; to the right, the mid-nineteenth-century  west elevation of no. 1 Deangate, constructed of brick, with square 
sash windows; one a place of worship, the other a (former) domestic dwelling. That being said, there are instances of the latter 
attempting sympathetic decorative choices, with a pattern of Y tracery realised in glazed brick referencing the Early English Gothic 
tracery of the South Transept – even referencing the capitals atop the piers. The Minster is partially obscured by foliage. 

The Quire Roof is obscured from this angle by the parapet, though piercings in the stonework may reveal something of what is 
behind depending on the angle of observation. The Consistory Court and Zouche Chapel are barely visible through the trees. To the 
left, the South Transept Roof is vast and forms a significant portion of views of the building from this angle.  

Historical reference: 

This view is taken from Deangate, a road laid in the early twentieth century. 

How does this view reveal the heritage values of York Minster?

No. 1 Deangate, a building of a different period and architectural style, illustrates the multi-phase history of the precinct and creates 
interest through a variety of colour, form and texture. It is a fine view of Crossing Tower, allowing one to see the different phases of 
Gothic architecture of the Minster – the Early English style of the South Transept contrasting with the Decorated style of the South 
Quire Aisle, Quire and the Perpendicular style of the Crossing Tower.

How does York Minster contribute to the heritage values of this view?

The importance of the Minster to views within the precinct cannot be overstated. While there are a number of Grade I, II* and II 
listed buildings in the area, each is defined in relation to the Minster, influencing their design, orientation and purpose. The Minster 
is clearly a focal point of this view: scale, verticality and ornamentation culminating to create elevations of exceptional aesthetic 
value.   

Impact of PV array: 

Minor Detrimental/ Neutral – The PV array would barely be visible though the piercings in the parapet. 
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VIEWPOINT 13: THE MINISTER AS SEEN 
FROM OPPOSITE THE YARD ENTRANCE TO 
NO. 7, ON DEANGATE

Description: 

This view shows the South Quire Aisle of the 
Minster between two buildings of red brick. That 
on the left is the mid-nineteenth-century no. 1 
Deangate. On the right is the early-eighteenth-
century no. 6 Minster Yard (Grade II*). The 
comparable materials, shape, style and colour 
of these buildings creates a degree of symmetry 
either side of the Minster, framing the view. 
The plastered and brightly painted southwest 
elevation of no. 6 Minster Yard is somewhat 
striking and incongruous, though there are plenty 
of examples of this treatment in the city centre.  

The roof of the Quire is obscured from this angle, 
The roof of the South Quire Aisle is slightly visible 
above its parapet, partially obscured by pinnacles.

Historical reference: 

This view is taken from Deangate, a road laid in 
the early twentieth century. 

How does this view reveal the heritage values of 
York Minster?

Though the Minster is partially obscured by the 
brick buildings, they illustrate the multi-phase 
history of the precinct and create interest through 
a variety of colour, form and texture. This vantage 
point affords a view of the exterior elevations 
of the South Quire Aisle and Quire Clerestory 
together, showing their contrasting tracery forms 
and rhythm.

Impact of PV array: 

None – the proposed PV array would not be 
visible.
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VIEWPOINT 14: PARK TERRACE FROM REGENT STREET INTERSECTION

Description: 

The central portion of the view is occupied by the East End of York Minster, dominated by the fifteenth-century Great East Window 
– the largest expanse of medieval stained glass in Britain.19 To the left is the early-eighteenth-century 6 Minster Yard (Grade II*). 
In the foreground, a large tree stands within a small grassy public space. To the right is no. 5 Minster Yard, an early-nineteenth-
century house incorporating a medieval range (possibly fifteenth century) and the chapter house (thirteenth century). A diversity 
of architectural styles is evident, the red brick of the eighteenth-century and post-eighteenth-century buildings in contrast with the 
yellow of the Gothic limestone buildings. 

The sloping lead rood of the Quire is barely visible and also partially obscured by foliage. The roof of the South Quire Aisle is almost 
entirely concealed.

Historical reference: 

This view was changed somewhat with the creation of Deangate, which extends to the left, in the early twentieth century. The 
tarmacking of the cobbled surface was also likely carried out around this time.  

How does this view reveal the heritage values of York Minster?

Again, the grass offers a pleasing contrast with the yellow magnesian limestone of the Minster, enhancing aesthetic value, though the 
road surface and traffic detracts. The residential medieval stone building to the right is especially important to the heritage values of 
the Minster – the sole survivor of the original context of the precinct in this scene. 

How does York Minster contribute to the heritage values of this view?

The importance of the Minster to views within the precinct cannot be overstated. While there are a number of Grade I, II* and II 
listed buildings in the area, each is defined in relation to the Minster, influencing their design, orientation and purpose. The Minster is 
clearly a focal point of this view: scale, verticality and ornamentation culminating to create elevations of exceptional aesthetic value.   

Impact of PV array: 

None – the proposed location is not visible. 

19 http://www.yorkglazierstrust.org/about-us/case-studies/york-minster-great-east-window/ [accessed 05/09/22].
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VIEWPOINT 15: CLOSE PROXIMITY FROM COLLEGE STREET

Description: 

This view shows the Great East Window of York Minster, erected in 1405. 
The window is two-centred, with perpendicular tracery. The upper portion 
of the elevation is ornamented with niches and arcading, while the lower 
portion is largely without ornamentation. A plethora of crocketed pinnacles 
extend upwards, creating a vertical emphasis to the scene. To the far right, 
the fifteenth-century St William’s College (Grade I) is visible, with Grade II* 
buildings, possibly of thirteenth century origin, in between. A narrow strip 
of grass is apparent in the foreground.

To the right, the lead roof of the Chapter House is extremely apparent, 
extending above the nineteenth-century no. 5 Minster Yard and its medieval 
range. Other roofs are obscured by pinnacles and parapets. 

Historical reference: 

This view of the East End of the Minster has been largely unchanged since 
the thirteenth century. 

How does this view reveal the heritage values of York Minster?

St Williams College and the Minster, shown together, illustrates their 
connection, the college once home to chantry priests. Likewise, the 
medieval range of no. 5 Minster Yard demonstrates a medieval context now 
largely lost. This is the best position from which to view the East End of York 
Minster, revealing the fine stonework and great expanse of glazing. The 
symmetrical composition and detailing is striking and forms an impressive 
backdrop to College Square. 

How does York Minster contribute to the heritage values of this view?

The importance of the Minster to views within the precinct cannot be 
overstated. While there are a number of Grade I, II* and II listed buildings in 
the area, each is defined in relation to the Minster, influencing their design, 
orientation and purpose. The Minster is clearly a focal point of this view: 
scale, verticality and ornamentation culminating to create elevations of 
exceptional aesthetic value.   

Impact of PV array: 

None – the proposed location is not visible.
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VIEWPOINT 16 (SIMILAR TO VIEW 13C IDENTIFIED WITHIN 
THE YORK CENTRAL HISTORIC CORE CONSERVATION AREA 
APPRAISAL): FIRST VIEW OF THE MINISTER FROM CITY WALL 
WALK AFTER ASCENDING AT MONKGATE

Description: 

This view shows the Crossing Tower, Chapter House roof and Nave 
extending above a number of Grade II listed brick residential buildings in the 
foreground from the eighteenth and nineteenth centuries. These are topped 
with chimneys and aerials, providing vertical accents to the scene along 
with the crocketed pinnacles of the Minster. Window forms are diverse, 
the square sash windows on the left and in the centre in contrast with a 
segmental sash on the right and the large lancets of the Crossing Tower. 

A number of roof treatments are visible, pantiles on the left, slate on the 
right, in contrast with the lead roof of the Chapter House and Chapter House 
Vestibule, visible behind. The ridge of the Quire roof is just visible over the 
parapet. 

Historical reference: 

Views to the south from the castle walls once offered a clear and 
unobstructed view of the Minster. Nineteenth-century developments have 
since crowded the space and obscure the lower portions of its east and 
north elevations. 

How does this view reveal the heritage values of York Minster?

This is one of the best vantage points to view the fifteenth-century Crossing 
Tower. The historical value of the Minster as the head of the archdiocese is 
reflected in the fact it is visible from so far away, illustrating its reach over 
the city – both spiritually and symbolically. Its jagged silhouette is especially 
evident from this angle, a source of aesthetic interest, creating a dramatic 
shape amidst a skyline of smooth slate and tile. 

How does York Minster contribute to the heritage values of this view?

The Minster is integral to the interest of this view, a unique architectural 
marvel in an otherwise ordinary scene. 

Impact of PV array: 

None – the proposed location is not visible.
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VIEWPOINT 17 (SIMILAR TO VIEW 13C IDENTIFIED WITHIN 
THE YORK CENTRAL HISTORIC CORE CONSERVATION AREA 
APPRAISAL): THE MINISTER AS SEEN FROM CITY WALL WALK 
OVER NT TREASURER’S HOUSE REAR YARD 

Description: 

To the centre of this view, in the foreground, the Grade II* Old Rectory 
House is visible. It dates to the early eighteenth century, though altered, 
extended and partially rebuilt in the early nineteenth century. Behind, the 
Minster is highly visible, particularly the upper level of the Quire’s north 
elevation. This is accented with protruding bays, pinnacles, lancet windows 
and tracery, each casting shadows on the elevation. Trees partially obscure 
the buildings in the foreground of the scene. 

The more elevated vantage point compared to view 16 reveals more of the 
Minster’s roof, with the lead of the Quire, North Quire Aisle, Chapter House 
Vestibule and Chapter House apparent. The latter of these obscures the 
Southwest Tower of the Minster. By no means prominent in the view, the 
lead of the Quire and North Quire Aisle roof is a smooth, soft grey foil to the 
texture of the parapet stonework and pinnacles. 

Historical reference: 

Views to the south from the castle walls once offered a clear and 
unobstructed view of the Minster, though nineteenth-century developments 
have since crowded the space and obscure the lower portions of its east and 
north elevations. 

How does this view reveal the heritage values of York Minster?

This is the best vantage point to view the fifteenth-century crossing tower. 
The historical value of the Minster as the head of the archdiocese is 
reflected in the fact it is visible from so far away, illustrating its reach over 
the city – both spiritually and symbolically. Its jagged silhouette is especially 
evident from this angle, a source of aesthetic interest, creating a dramatic 
shape amidst a skyline of smooth slate and tile. 

How does York Minster contribute to the heritage values of this view?

The Minster is integral to the interest of this view, a unique architectural 
marvel in an otherwise ordinary scene. 

Impact of PV array: 

None – the proposed location is not visible.
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VIEWPOINT 18: THE MINISTER AS SEEN FROM CITY WALL WALK 
OVER NT’S TREASURER’S HOUSE

Description: 

To the left of the scene, the Grade II* listed Old Rectory House is visible, its 
northeast elevation rendered and incised to resemble ashlar. To its right, the 
Grade I listed Treasurers House, a National Trust property, mostly dating to 
the seventeenth and eighteenth centuries but with some fourteenth-century 
details present in the basement. It is flanked by brick bays with Dutch Gables. In 
front, and to the right, Grey’s Court (Grade I) is visible, constructed of brick and 
dating to the late nineteenth or early twentieth centuries. Behind, the Minster 
again rises above, the tops of the chapter house windows now visible. In the 
foreground, a lawn, hedgerows and trees provide some greenery to a scene 
otherwise characterised by greys, reds and yellows. 

The elevated vantage point reveals much of the Minster’s roof, the lead of the 
Quire, North Quire Aisle, Chapter House Vestibule and Chapter House apparent. 
By no means prominent in the view, the lead of the Nave and North Quire Aisle 
roof is a smooth, soft grey foil to the texture of the parapet stonework and 
pinnacles. 

Historical reference: 

Views to the south from the castle walls once offered a clear and unobstructed 
view of the Minster, though subsequent developments have crowded the space 
and obscure the lower portions of its east and north elevations. 

How does this view reveal the heritage values of York Minster?

A connection of historical value is articulated here between the Treasure’s House 
and York Minster, both extant in the fourteenth century. This is one of the best 
vantage points to view the fifteenth-century crossing tower. The historical value 
of the Minster as the head of the archdiocese is reflected in the fact that is 
visible from so far away, illustrating its reach over the city – both spiritually and 
symbolically. Its jagged silhouette is especially evident from this angle, a source 
of aesthetic interest, creating a dramatic shape amidst a skyline of smooth slate 
and tile. 

How does York Minster contribute to the heritage values of this view?

The Minster is integral to the interest of this view, complementing the medieval 
character of the Treasurer’s House.  

Impact of PV array: 

None – the proposed location is not visible on account of the method of fixing 
(i.e. not using ballasted system). 
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VIEWPOINT 19: FROM THE TOP OF THE CENTRAL TOWER OVER THE QUIRE ROOF - AS SEEN 
ON ROOF TOURS

Description: 

This view is taken from the crossing tower, overlooking the East End, publicly accessible on the tower tour. 
In the foreground the lead roof of the Minster extends towards the city, with roofs of the same material 
branching out to north and south. Pinnacles rise either side, from both the east aisles and east elevation. 
Beyond, the red tiles and black slates of the city spread to the castle walls, mostly low rise. In the distance 
of this view, to the right, a more industrial character is apparent, with a tall chimney and low warehouse 
buildings. To the left, residential buildings stand in larger blocks than those in the city, some built higher. Trees 
are interspersed sporadically throughout the view.  

Historical reference: 

The eastern portion of the city has always been densely packed, particularly within the castle walls. The lead 
roofing of the Minster dates to 1994-6 (see section 4.0).

How does this view reveal the heritage values of York Minster?

From this view, one can observe the ornate parapets and pinnacles, hard to appreciate with the naked eye 
from ground level. The scale of the roof is a source of heritage interest; one gains a strong appreciation of the 
great ambition, ingenuity, and achievement of the medieval craftsmen who constructed the Minster, as well as 
the vast quantities of materials employed in keeping the building watertight. As mentioned, the fabric of the 
roof itself is of no intrinsic significance. 

How does York Minster contribute to the heritage values of this view?

The Crossing Tower of York Minster provides arguably the best view of York. It is the tallest single structure 
in the vicinity and its central location allows one to see the city stretching out in all directions, showing the 
medieval and Roman roads, patterns of the city’s development and allowing one to appreciate the aesthetic 
value of its buildings together. 

Impact of PV array: 

Moderate Detrimental – The PV array as proposed is understood by the viewer in full, running from the ridge 
to the parapet on the right hand side, stopping short of the ridge line. The array will be a noticeable and visible 
addition to this view. The tone and colour of the panels will be of different character to the light grey of the 
lead creating a contrast in colour and texture. The raised panels would create an asymmetrical roof profile 
and appearance. The stepped southern edge of the array will not match the other parallel lines of the roof. A 
straight southernmost edge configuration was considered, but this was deemed unjustifiable given the loss of 
output (see the Design, Access and Energy Statement). 
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NOTE: the tone of the PV shown in this image is intended to highlight the potential extent of visibility. In reality, tests and mock ups show that the panels 
(whilst varying in appearance depending on light conditions) most often blend into the grey tone of the lead roof.  
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VIEWPOINT 20 (VIEW 16 IDENTIFIED WITHIN THE YORK CENTRAL HISTORIC CORE 
CONSERVATION AREA APPRAISAL): FROM THE ROOF OF CLIFFORD’S TOWER 

Description: 

From the roof of Clifford’s tower, prominent features include the tower of mid-nineteenth-century St 
Wilfred’s Catholic Church (Grade II), spire of the thirteenth-century York Story Heritage Centre (Grade 
I) and tower of mid-nineteenth-century Church of All Saints (Grade I). Each rise above the tiled roofs 
of the city streets, additional Gothic accents to an otherwise horizontal skyline. Catching the light, 
their mouldings and tracery cast shadows, creating elevations of interest. In the foreground, the mid-
eighteenth-century Fairfax House (Grade I) stands facing Tower Street, its regular Georgian façade and 
red brick with painted dressings in contrast with the stone spires of the Gothic buildings. Dramatic 
shadows are cast across its frontage by structures on the other side of the street. 

The south side of the nave and quire roofs are just visible, some distance away (3/4 of a km). 

Historical reference: 

Prior to the nineteenth century, only the spire of the York Story and York Minster would have extended 
above the city (of the features which survive today). This view has recently been made more accessible 
to the general public due to a structure inserted within  the tower by English Heritage in 2022. 

How does this view reveal the heritage values of York Minster?

From this view, one can see the length of the south elevation of York Minster, allowing the onlooker to 
appreciate its scale in relation to the surrounding city. The historical value of the Minster as the head 
of the archdiocese is reflected in the fact it is visible from so far away, illustrating its reach over the city 
– both spiritually and symbolically.

How does York Minster contribute to the heritage values of this view?

York Minster is not the only heritage feature of interest from this vantage point, though it is the 
most visually impressive and dominant, contributing to a varied and distinctive skyline. The view of 
a Minster from the thirteenth-century Clifford’s Tower represents a historical continuity, the Norman 
precursor to the existing structure extant during the date of the Tower’s erection. 

Impact of PV array: 

Moderate Detrimental – The PV array is unlikely to be apparent against the grey of the lead roof from 
this distance to the naked eye. However, as illustrated, with a camera zoom, some contrast and change 
would be apparent and, as a popular site for visiting, this should be considered. Closer examination of 
these images shows that there are other examples of modern plant, equipment, dishes and features in 
these roofscapes, but there are no other solar panels yet evident in this roofscape view. The proposed 
PV array would therefore be seen in this context. Additions to the Quire roof would slightly affect a 
view extant since the erection of Clifford’s Tower, though the Minster itself has changed greatly since 
(with significant additions in the fourteenth and fifteenth centuries). Likewise, most of the structures 
seen today have been added in subsequent years, including highly-visible nineteenth-century church 
towers. Indeed, part of what makes the view appealing is vantage over a ‘living’ and changeable city. 
The exclusivity of the view in our assessment limits a higher degree of impact, reducing the effect on a 
communal value. 
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VIEWPOINT 21: CASTLE WALLS FROM BISHOPHILL

Description: 

This vantage point atop the city walls, facing north, shows a predominately 
nineteenth-century roofscape, revealed between trees. The Minster extends 
above, with the south face of the Crossing Tower and pinnacles of the towers of 
the West End especially evident. As one travels westwards, the view becomes 
more urban and one can look down the street of Dewsbury Terrace – a well-
preserved example of nineteenth-century workers’ housing.  

The roof of the South Transept is visible, as well as that of the South Quire Aisle 
and Quire. The view of the Nave roof is mostly obscured by trees and tall buildings.

Historical reference: 

The area to the south of Micklegate and to the west of the river – within the castle 
walls – underwent considerable development in the second half of the nineteenth 
century. During this time, the large plots and dispersed properties were replaced 
with terraced housing and new, parallel streets, including Hampden Street and 
Fairfax Street, creating the urban character one can observe today

How does this view reveal the heritage values of York Minster?

The Minster is visible as a considerable mass in the background of the scene. 
Though its Gothic details cannot be seen from this vantage point, one can still 
appreciate its general forms, particularly its vertical emphasis and distinctive 
profile. The historical value of the Minster as the head of the archdiocese is 
reflected in the fact it is visible from so far away, illustrating its reach over the city 
– both spiritually and symbolically.

How does York Minster contribute to the heritage values of this view?

The Minster provides interest to this view, despite its distance – a unique 
architectural marvel in an otherwise ordinary scene. There are other points of 
interest here, such as the planting on the bank immediately to the north, famous 
for its blooming daffodils in springtime. 

Impact of PV array: 

Minor Detrimental/Neutral – Due to the obscuring of the elevations of the East 
End, the roof of the Quire forms a significant part of the view of the Minster from 
this vantage point; the array therefore covers a larger portion of what is visible 
than in closer views. The heritage interest is primarily in the dramatic form of the 
Crossing Tower, which would be unaffected by the present proposals. In addition, 
the visibility of the array would be dependent on the angle one is observing from, 
the roof obscured to varying degree by the tiles and chimneys of houses in the 
foreground. The distance of the Minster would prevent details of the array from 
being visible, though general colour and minor visual differences would still be 
evident. 
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VIEWPOINT 22: SOUTHEAST OF THE MINSTER (MONK BAR TO 
JEWBURY)

Description: 

The foreground of this view is of urban residential character; brick buildings 
with red pantile roofs extend eastwards until they are interrupted by the 
East Front of York Minster. 

The roof of the South Transept and Chapter House are most apparent. 
The ridge of the Quire roof is just visible above the parapet, though this 
is virtually indiscernible without magnification. The piercings in the Quire 
parapet do not show the roof due to the angle. 

Historical reference:

This area has a long been densely populated, however, due to a programme 
of slum clearance (particularly in the Bedern) there are few historic survivals 
and most of the houses are modern. 

How does this view reveal the heritage values of York Minster?

This is a good vantage to appreciate the effect of the East End and Crossing 
Tower from afar. Though detail cannot be appreciated with the naked eye, 
the distinctive skyline and contrasting proportions are striking and afforded 
a sense of scale.

How does York Minster contribute to the heritage values of this view?

The Minster is the primary feature of interest in this view; it is the only listed 
building within the scene. 

Impact of PV array: 

None – the proposed location of the PV array is not visible.
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VIEWPOINT 23 (SIMILAR TO VIEW 14 IDENTIFIED WITHIN 
THE YORK CENTRAL HISTORIC CORE CONSERVATION AREA 
APPRAISAL): SOUTHEAST OF THE MINSTER (WALMGATE BAR TO 
FISHGATE)

Description: 

This view is taken atop the City Walls to the southeast of the Minster. 
It is the furthest view considered from the proposed array. Tiled roofs 
predominate, vertical accents provided by trees, chimneystacks and the 
Minster itself. It is of urban residential character.

The Quire roof and apex of the Chapter House roof are visible but hard to 
distinguish with the naked eye. 

Historical reference:

The area around Walmgate was subject to considerable slum clearances in 
the nineteenth and twentieth centuries and therefore most of the buildings 
in the view are modern. 

How does this view reveal the heritage values of York Minster?

From this view, the scale of the Minster is less apparent than elsewhere, 
though its towers still create a distinctive and recognisable skyline. Views of 
its other features are impeded by buildings in the foreground. As before, the 
historical value of the Minster as the head of the archdiocese is reflected in 
the fact it is visible from so far away, illustrating its reach over the city – both 
spiritually and symbolically.

How does York Minster contribute to the heritage values of this view?

The Minster is the primary feature of interest here, though it does not 
dominate the view as elsewhere and instead forms a backdrop, providing a 
contrasting colour palette and form. It is the only visible listed structure. 

Impact of PV array: 

Minor Detrimental/ Neutral: the proposed array would be visible, though 
unlikely to draw the viewer’s attention and would only be discernible as a 
slight tonal differentiation. 
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VIEWPOINT 24 (VIEW 19 IDENTIFIED WITHIN THE YORK CENTRAL 
HISTORIC CORE CONSERVATION AREA APPRAISAL): SOUTHWEST OF THE 
MINSTER (CITY WALLS OPPOSITE COUNCIL OFFICES)

Description: 

Taken from the castle walls, this view is one of variety, with buildings of multiple 
types and periods. The astylar modern and nineteenth-century buildings to the right 
intersect the Grand Hotel, which forms a considerable part of the view and competes 
with the Minster in terms of scale. To the left, the medieval City Walls extend towards 
the Grade II listed River House (1868).

As one travels towards the minster, along the line of the walls, the River House 
becomes more apparent, appearing immediately in front of the Minster. In addition, 
the Grade I listed Lendal Tower (thirteenth century, though with fifteenth-century 
alterations) also comes into view. From street level, the road forms a considerable 
part of the scene. 

From across the road, near the North Eastern Railway Company War Memorial 
(Grade II*) the medieval walls and road play a greater role in the setting, as does the 
Malmaison Hotel, which demonstrates a 1960s aesthetic of contrast with surrounding 
buildings. 

The roof of the Nave and South Transept are clearly visible in this view. The east end 
of the Quire roof is visible extending behind the South Transept. 

Historical reference:

The predominant character of this area was shaped in 1877 with the construction 
of York Railway Station which was accompanied by the laying of Station Road. Most 
of the buildings date from the nineteenth century or later, though there are some 
notable medieval structures – including the City Walls and the Lendal Tower. 

How does this view reveal the heritage values of York Minster?

The three towers of York Minster are well-presented in this view, each clearly visible 
and uninterrupted by buildings in the foreground. Most of the south elevation is 
obscured, particularly as one gets closer. 

How does York Minster contribute to the heritage values of this view?

The Minster is the central element of this scene, framed by the City Walls to the 
west and buildings of the city centre to the right. Its use as a reference point for 
surrounding development is apparent, adding to the historical value of the scene. 

Impact of PV array: 

Minor Detrimental: the easternmost panels would be visible behind the South 
Transept. The roof area is peripheral, situated in the background and is unlikely 
to draw the viewer’s attention. There will be some visible change, subject to light 
conditions and direction - among the other shadows and variability of light moving 
over the roof slopes. 
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VIEWPOINT 23B: SOUTHWEST OF THE MINSTER (OPPOSITE THE GRAND HOTEL) 
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VIEWPOINT 23C: SOUTHWEST OF THE MINSTER (BESIDE THE WAR MEMORIAL)
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Distance and Detail Appreciable in 
View 

Close Range View 
Where detail of the Minster Quire 
roof is appreciable, but visible PV is 
limited. 

Medium Range View 
Some of the general detail of the 
Minster Quire roof visible however, 
due to distance, finer grain detail 
cannot be appreciated. PV just 
discernible.

Long Range Skyline View
A distant view of the Minster, only 
appreciable as part of the Skyline 
of York.

No Substantive View

The Quire roof is not visible or 
occluded. 

Visual appreciation of south Quire 
roof

Full View (solid line)

The angle of view allows for a full 
appreciation of the extents of the 
Quire roof.

Partial View (dotted line)

The angle of view limits an 
appreciation of the extent of the roof, 
and/or parts of the roof are blocked 
from view by interceding built form or 
planting.

Narrow View (hatched line)

The angle of view severely limits the 
appreciable extents of the roof and / or 
the majority of the roof is occluded by 
interceding planting or development 

No Substantive View

The south Quire roof is not 
appreciable.

Notes:
Source: Google Maps

1. 

2. 
3. 

4. 

2. Views only perceptible in the 
context of varied townscape from 
key areas. 

3. Views only perceptible in breaks 
between planting and development 
in key areas.

4. Medium to Long Range Views, 
partially or mostly obscured by 
South Transept.

1. Views only perceptible 
between planting from key 
areas.

CHARACTERISATION AND ANALYSIS OF VIEWS AND ZONE OF VISIBILITY
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Close Range View 

Afforded from viewpoints close to the Minster, 
many of these views are framed by the 
surrounding townscape. While these allow for the 
finely detailed stonework and window tracery of 
the Minster to be appreciable, their constrained 
and funnelled nature means that, in general they 
do not allow for a full appreciation of the extents 
of the building. An exception is in views from the 
south, looking across the open space of Minster 
Yard. Any change to the roof is therefore in the 
context or much stronger points of focus and 
varied detail. 

Medium Range View 

Within much of the city, these views are 
constrained by the surrounding historic 
townscape. However, from a number of 
viewpoints (such as from the City Walls near 
Station Road) these views allow for a greater 
understanding of the historic form and extents 
of the Minster. Due to the increased viewing 
distance, the subtle, fine grained detail of the 
Minster is not wholly apparent to the naked 
eye and the detail, tone and form of the roofs is 
perceived as background or outline only.

Long Range Skyline View

From some ranges of the City Walls to the south, 
the Minster is apparent as a skyline feature. In 
these views the architectural form of the Minster 
rises above the surrounding townscape. The  
forms of the west towers, Crossing Tower, and the 
continuous ridge of the roof are framed against 
the sky beyond. The viewing distance prevents 
any meaningful views of the individual decorative 
features, only its larger apertures are subtly 
appreciable. In many places, the skyline features 
of the Minster blend into the varied, distant 
roofscape of the City. The roofs are imperceptible.

Full View (solid line on zones map)

The landscape or horizontal aspect of these 
views allows for a greater range of view of the 
length of the Quire roof. These views are also 
mostly uninterrpted by interceding planting or 
development, but there are masking effects 
and architectural features of the parapets and 
pinnacles of the Minster 

Partial View (dotted line on zones map)

The angle of view between these viewpoints and 
the quire roof means that only part of the full 
extents of the Quire roof are appreciable. These 
views are also affected by interceding built form, 
planting and topography. In some cases, this is 
the form of the Minster itself, where views of 
the South Quire roof are occluded by the South 
Transept. In others the interceding built form of 
the City of York prevents a full view.

Narrow View (hatched line on zone map)

Due to the nature of the built form, topography 
and planting surrounding the Minster view of 
the Quire roof are nominal. Some of these view 
angles are in relatively close proximity. However, 
the angle of view in these locations is such that 
the Quire roof appears truncated or not visible 
at all. Thus a visible reading of its extents is not 
afforded. In many cases, the Quire roof is also 
occluded by interceding development.

CHARACTERISATION AND ANALYSIS OF VIEWS 
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SUMMARY OF IMPACTS

As discussed above, the installation of the proposed PV panels would have 
no heritage impact to the fabric of the building itself. On the other hand, 
as demonstrated by the Visual Impact Assessment, the proposals will be 
partially appreciable in a number of views of the Minster from around the 
City. Many of these views are distant, skyline views of the Minster where the 
detail of the panels will not be discernible and the change negligible to all 
but the most attentive viewer, or zoomed-in photography.

In line with Historic England guidance GPA2: Managing Significance in 
Decision-Taking in the Historic Environment, the design of the proposals 
has been carefully considered to minimise visual impact, and subsequent 
heritage impact. This is detailed throughout section 4.0 of the accompanying 
Design, Access and Energy Statement.

Therefore, in NPPF terms, it is considered that the proposals would, on 
balance, cause a moderate level of ‘less than substantial harm’ to the 
significance of the Grade I listed York Minster and the setting of the 
cathedral church. The proposals would cause a low level of less than 
substantial harm to the character and appearance, and thus significance, of 
the Central York Conservation Area. The harm to the conservation area is 
considered low, in part due to the minimal visible change of the proposals 
themselves and also when seen in the wider context of the conservation 
area as a whole. 

This level of less than substantial harm therefore triggers paragraph 202 of 
the NPPF, which requires this level of harm to be ‘weighed against the public 
benefits of the proposal.’ The public benefits of the scheme are discussed 
below, with the planning balance undertaken in Section 10.0 of this report.                   

6.0 STATEMENT OF NEED (INCLUDING PUBLIC 
BENEFITS)
The profound and damaging consequences of unmitigated climate change 
are well-established and are summarised in section 1.2 of the Design, 
Access and Energy statement. In short, forecasts include famine, loss of 
water security and a catastrophic loss of biodiversity.20 These effects will 
disproportionately affect the least developed countries and places the onus 
on wealthy nations to act now to decrease emissions immediately and 
urgently. The UK and City of York will not be immune from major harm. 

The current trajectory is to miss current national and international climate 
targets. Figure 5 indicates the distance renewables and carbon capture are 
from achieving the scale of implementation outlined at COP26. In terms of 
the electricity grid, in 2021 in excess of 35% of the load was still generated 
by the burning of fossil fuels.21 This will be exacerbated by the effect of 

20 IPCC Sixth Assessment Report (2022).
21 https://www.nationalgrid.com/stories/energy-explained/how-much-uks-energy-
renewable

transitioning towards electricity for transport and heating and thus warrants 
any action to reduce energy demand, limiting residual emissions from 
electricity generation. Indeed, while grid emissions are so high, the case for 
action is greater as carbon saving is greater. 

Such thinking has been enshrined in planning policy. According to the 
NPPF, anything that delivers upon these environmental objectives 
can be considered a public benefit and, as such, can be used to justify 
reasonable heritage impact. Planning Practice Guidance defines public 
benefits as ‘anything that delivers economic, social or environmental 
objectives as described in the National Planning Policy Framework.’ The 
proposals therefore align with the environmental objective of sustainable 
development defined at paragraph 8 of the NPPF: ‘to protect and enhance 
our natural, built and historic environment; including making effective use of 
land, improving biodiversity, using natural resources prudently, minimising 
waste and pollution, and mitigating and adapting to climate change, 
including moving to a low carbon economy.’ This is borne out through the 
local policies concerning the sustainable future of York, referenced below. 

Figure 5: slide from Prof Julian Allwood: presentation to Cathedrals Conference 2022.

To this environmental need there is also a strong economic justification. The 
projected electricity cost for York Minster per kilowatt hour is set to increase 
from £0.14 to £0.57 post-April 2023. The addition of circa £500,000 to the 
running costs of the Minster. This huge inflation and burden on operating 
costs will have a direct impact on the ability of Chapter to progress the 
case, maintenance and stewardship in 2023 alone, let alone in future 

years.  The introduction of the PV array will save an estimated £41,143 per 
year, effectively the equivalent of employing one additional stonemason. 
After the payback period (set to be 3.4 years with the present forecasts), 
this measure can thus make a real contribution to the Minster’s financial 
sustainability and free-up resources for improvements to the public realm 
over which Chapter has ownership. 

As referenced in section 4.1.1 of the Design, Access and Energy Statement, 
the Minster has the added problem that ‘fabric first’ measures, advocated 
by the Church of England Guidance (CBC), cannot realistically be considered 
within a building of international significance to reduce energy demands. 
This has been accepted by the FAC and justifies action in areas to which 
the building is well-suited. The York Minster Solar Survey (10th June 
2022) has indicated that the Quire roof is one of a handful of areas in 
which an array will be effective, with others to be addressed in the wider 
Precinct Decarbonisation Strategy. The Minster cannot install ground-
mounted panels within its Precinct, for both technical and for stewardship 
reasons, nor does it have an out-of-town industrial estate suitable for the 
implementation of such measures. The Minster itself has to meet its energy 
needs to continue to perform its mission and purpose, to which a PV array 
can offer a real and tangible contribution. 

7.0 PLANNING POLICY & RELEVANT LEGISLATION

7.1 SECULAR 

Planning (Listed Buildings and Conservation Areas) Act 1990 

Section 16 – the local authority…shall have special regard to the 
desirability of preserving the building or its setting or any features of 
special architectural or historic interest it possesses. 

Section 66 – as above when considering whether to grant planning 
permission for development which affects a listed building or its setting. 

Section 72 – (general duty in the exercise of planning functions) ‘special 
attention shall be paid to the desirability of preserving or enhancing the 
character and appearance’ of conservation areas. 

The Building Regulations 2010

Para 3.5: Regulation 21 of the Regulations exempts ‘buildings which are 
used primarily or solely as places of worship’ from compliance with the 
energy efficiency requirements of the Building Regulations. 

Para 3.14: Buildings or parts of buildings that are used for formal public 
worship often have traditional, religious or cultural constraints that mean 
that compliance with the energy efficiency requirements would not be 
possible. 
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National Planning Policy Framework

The proposal for a PV array on the roof at York Minster is subject to policies 
set out in the NPPF (in particular, Sections 14: Meeting the Challenge 
of Climate Change… and 16: Conserving and Enhancing the Historic 
Environment). 

In meeting the challenges of climate change, the NPPF provides this 
guidance:

152. The planning system should support the transition to a low carbon 
future in a changing climate, taking full account of flood risk and coastal 
change. It should help to: shape places in ways that contribute to radical 
reductions in greenhouse gas emissions, minimise vulnerability and 
improve resilience; encourage the reuse of existing resources, including 
the conversion of existing buildings; and support renewable and low 
carbon energy and associated infrastructure.

155. To help increase the use and supply of renewable and low carbon 
energy and heat, plans should: 

a) provide a positive strategy for energy from these sources, that 
maximises the potential for suitable development, while ensuring that 
adverse impacts are addressed satisfactorily (including cumulative 
landscape and visual impacts); 

b) consider identifying suitable areas for renewable and low carbon 
energy sources, and supporting infrastructure, where this would help 
secure their development; and 

c) identify opportunities for development to draw its energy supply 
from decentralised, renewable or low carbon energy supply systems 
and for co-locating potential heat customers and suppliers.

156. Local planning authorities should support community-led initiatives 
for renewable and low carbon energy, including developments outside 
areas identified in local plans or other strategic policies that are being 
taken forward through neighbourhood planning.

158. When determining planning applications for renewable and low 
carbon development, local planning authorities should: 

a) not require applicants to demonstrate the overall need for 
renewable or low carbon energy, and recognise that even small-scale 
projects provide a valuable contribution to cutting greenhouse gas 
emissions; and 

b) approve the application if its impacts are (or can be made) 
acceptable. Once suitable areas for renewable and low carbon energy 
have been identified in plans, local planning authorities should expect 

subsequent applications for commercial scale projects outside these 
areas to demonstrate that the proposed location meets the criteria 
used in identifying suitable areas.

With specific regard to proposals affecting heritage assets, the NPPF states:

194. In determining applications, local planning authorities should 
require an applicant to describe the significance of any heritage assets 
affected, including any contribution made by their setting. The level of 
detail should be proportionate to the assets’ importance and no more 
than is sufficient to understand the potential impact of the proposal 
on their significance. As a minimum the relevant historic environment 
record should have been consulted and the heritage assets assessed 
using appropriate expertise where necessary. Where a site on which 
development is proposed includes, or has the potential to include, 
heritage assets with archaeological interest, local planning authorities 
should require developers to submit an appropriate desk-based 
assessment and, where necessary, a field evaluation.

195. Local planning authorities should identify and assess the particular 
significance of any heritage asset that may be affected by a proposal 
(including by development affecting the setting of a heritage asset) taking 
account of the available evidence and any necessary expertise. They 
should take this into account when considering the impact of a proposal 
on a heritage asset, to avoid or minimise any conflict between the 
heritage asset’s conservation and any aspect of the proposal.22

The Town and Country Planning (General Permitted Development) 
(England) Order 2015 – Class A 

Class A establishes permitted development rights for the installation of 
PV panels subject to certain design restrictions. Section A1 indicates that 
these rights do not apply to scheduled monuments or listed buildings.

York Minster Precinct Neighbourhood Plan (Adopted June 2022)

General policies governing development include:

5.2.1 To better preserve and celebrate the historic environment of 
York Minster and its Precinct [...and] to make best use of Chapter’s 
assets within the Precinct for the good of the Minster without causing 
unacceptable harm to its neighbours

6.2.1 In considering the pattern of future development within the 
Precinct, the Neighbourhood Plan supports a sustainable form of land-
use. This addresses social, economic and environmental sustainability in 
line with the overarching objectives for sustainable development set out 
by the National Planning Policy Framework and with regard to the United 
Nations Sustainable Development Goals.

22 Ministry of House, Communities & Local Government, National Planning Policy 
Framework, 2021. 

6.2.2 The Chapter of York wishes to enhance the social and economic 
sustainability of the Precinct to improve the quality of life for existing and 
future residents, and achieve a pattern of development which improves 
the use of its existing assets. It is important to ensure that the vitality and 
viability of the Minster Precinct community are maintained and where 
possible, enhanced, within the overall context of conserving the natural 
environment and unique cultural heritage of the Precinct […]

6.2.3 In March 2019 City of York Council declared a ‘Climate Emergency’ 
and a target for carbon neutrality by 2030. The Minster Precinct 
Neighbourhood Forum is fully supportive of this environmental 
sustainability target and the Neighbourhood Plan supports this through 
its policies. York Minster, as the most iconic building in the city, has an 
important role to play in changing attitudes towards how we care for the 
environment and minimise our footprint on the planet. Chapter’s target is 
to become an Eco Gold Church by 2025 and, supported by the policies in 
the Plan, it wants to be a key player in the city in promoting sustainability 
and an agenda of caring for the environment.

For developments of the historic environment, the plan states:

Policy C1: Development proposals should protect, conserve and 
seek opportunities to enhance the internationally important historic 
environment of the Minster Precinct. In instances where a development 
proposal would affect the significance of heritage assets (designated or 
not), including any contribution made by setting, the applicant will be 
required to prepare a Statement of Heritage Significance incorporating 
a heritage impact assessment prepared in line with best practice, in a 
manner proportionate to the significance of the assets affected and the 
degree of potential change, and having consideration for the complexity, 
interrelationships and nuances of the Precinct’s historic environment 

Additionally, at 6.4.1 the plan states: Applicants are strongly encouraged 
to engage in pre-application discussions with City of York Council and 
Historic England on any development in the Precinct that would require 
Planning Permission, Listed Building Consent or Scheduled Monument 
Consent.

Policy C2: Consent to alter or extend a listed building will be granted 
where City of York Council, with advice from Historic England, is satisfied 
that the proposal is in accordance with the requirements of the relevant 
legislation, the NPPF, local policy with regard to the conservation of the 
significance of the affected listed building, its setting and that of the 
Precinct.23

Additionally, the following policies are relevant:

Policy A1 – Purpose and Ambition 

Policy A2 – Sustainable development 
23 Alan Baxter, York Minster Neighborhood Plan (April 2021), 46, 52.
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Policy A4 – Design Excellence

‘White Paper: Planning for the Future’ MHCLG (August 2020)

Proposal 17 – Conserving and enhancing our historic buildings and areas 
in the 21st century: ‘We also want to ensure our historic buildings play 
a central part in the renewal of our cities, towns and villages. Many will 
need to be adapted to changing uses and to respond to new challenges, 
such as mitigating and adapting to climate change. We particularly want 
to see more historical buildings have the right energy efficiency measures 
to support our zero carbon objectives. Key to this will be ensuring the 
planning consent framework is sufficiently responsive to sympathetic 
changes, and timely and informed decisions are made’

pp. 21 – To bring a new focus on design and sustainability, we will: 

Ensure the planning system supports our efforts to combat climate 
change and maximises environmental benefits, by ensuring the 
National Planning Policy Framework targets those areas where 
a reformed planning system can most effectively address climate 
change mitigation and adaptation and facilitate environmental 
improvements. 

Facilitate ambitious improvements in the energy efficiency standards 
for buildings to help deliver our world-leading commitment to net-zero 
by 2050.

pp. 56 – In line with the ambitions in our 25 Year Environment Plan, 
we want the reformed system to play a proactive role in promoting 
environmental recovery and long-term sustainability. In doing so, it needs 
to play a strong part in our efforts to mitigate and adapt to climate 
change and reduce pollution as well as making our towns and cities more 
liveable through enabling more and better green spaces and tree cover.

City of York Draft Local Plan Incorporating the 4th set of changes: 
Development Control Local Plan (approved April 2005)

The Local Plan is a city wide document that influences development 
control decisions in York. A new Local Plan is being developed in line 
with the NPPF, the 2005 Plan is still the adopted Local Plan for the 
Local Planning Authority. However, given its age and the advanced 
nature of the emerging New Local Plan, recent planning decisions 
have been undertaken with the new Local Plan only (see “emerging 
policy” below). 

YORK LOCAL PLAN DRAFT (2018) (EMERGING LOCAL POLICY)

The new City of York Local Plan is currently in the process of Examination by 
Independent Planning Inspectors following Submission of the Local Plan to 

the Secretary of State for Housing, Communities and Local Government on 
25 May 2018. It therefore has great weight in the decision making process.

Policy DP2 (iii): Development will help Conserve and Enhance the 
Environment through: conserving, and where appropriate enhancing, 
those elements which contribute to the special character and setting of 
the historic City by ensuring that development is in acceptable locations 
and of the highest standards in terms of urban design and detailing.

Policy DP3 (iv.): ensure the highest standards of sustainability are 
embedded at all stages of the development

Policy SS3 (i): Conserve and enhance the existing historic character of York 
City Centre whilst encouraging contemporary high quality developments 
that add to the sense of place and create a prestigious and desirable 
location for thriving businesses.

Policy SS3 (ii): Enhance the quality of the city centre as a place and 
rediscover the outstanding heritage of the city with reanimated and 
revitalised streets, places and spaces and with improved settings to 
showcase important assets such as the Minster and Clifford’s Tower.

Policy SS4 (xiv): Ensure sustainability principles are embedded at all 
stages of the development.

Policy CC1: Renewable and low carbon energy generation developments 
will be encouraged and supported in York. We will work with developers 
to ensure that suitable sites are identified and projects developed, 
working with local communities to ensure developments have their 
support. Developments on brownfield land will be encouraged.

All applications will also need to consider the impact the scheme may 
have on:

i. York’s historic character and setting, including the sensitivity of the 
scheme to the surrounding landscape and proximity to air fields and 
other sensitive land use, including conservation areas; […]

iv. National and internationally designated heritage sites or landscape 
areas, including the impact of proposals close to their boundaries;  […]

Any application for renewable energy would also need to consider the 
areas of potential and other technical requirements identified in the 
Council’s most up to date Renewable Energy Study. Strategic sites will 
be required to produce energy masterplans to ensure that the most 
appropriate low carbon, renewable and energy efficient technologies 
are deployed at each site, taking into account local factors and the 
specifics of the masterplans. Proposals for renewable and low carbon 
energy storage developments will be supported and encouraged. 
Developments should be sited a suitable distance from major 

residential areas and have suitable fire suppression procedures.24

Policy D1: Placemaking (specifically part iv. Building Heights and Views)

Policy D4: Development proposals within or affecting the setting of a 
conservation area will be supported where they: 

i. are designed to preserve or enhance the special character and 
appearance of the conservation area and would enhance or better 
reveal its significance;

ii. respect important views; and

iii. are accompanied by an appropriate evidence based assessment of 
the conservation area’s special qualities, proportionate to the size and 
impact of the development and sufficient to ensure that impacts of the 
proposals are clearly understood.

Policy D5: Proposals affecting a Listed Building or its setting will be 
supported where they:

i. preserve, enhance or better reveal those elements which contribute 
to the significance of the building or its setting. The more important 
the building, the greater the weight that will be given to its 
conservation; and

ii. help secure a sustainable future for a building at risk;

iii. are accompanied by an appropriate, evidence based heritage 
statement, assessing the significance of the building.

7.2 CHURCH OF ENGLAND LAW AND POLICY

The Care of Cathedrals Measure (2011)

2(1) Subject to subsection (2) and to sections 5 and 6 the Chapter of a 
cathedral shall not, unless it has been approved under this Measure, 
implement or consent to the implementation of any proposal—

(a) for the carrying out of works, including works of repair or 
maintenance, on, above or below land the fee simple in which is vested in 
the corporate body, being works which would materially affect—

(i) the architectural, archaeological, artistic or historic character of the 
cathedral church or any building within the precinct of the cathedral 
church which is for the time being used for ecclesiastical purposes, or

(ii) the immediate setting of the cathedral church, or

(iii) any archaeological remains in or under the cathedral church or 
24 York City Council, York Local Plan, Publication Draft (Feb 2018).
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within its precinct, or

(iv) any human remains in or under the cathedral church or within its 
precinct, or

(b) for the sale, loan or other disposal of any object the property in which 
is vested in the corporate body or which is in the possession or custody of 
the corporate body or to whose possession or custody the corporate body 
is entitled, being an object of architectural, archaeological, artistic or 
historic interest, including any object to which section 7 applies, or

(c) for the carrying out of any work to any such object as is referred 
to in paragraph (b) which would materially affect the architectural, 
archaeological, artistic or historic character of the object, or

(d) for the permanent addition to the cathedral church of any object 
which would materially affect the architectural, archaeological, artistic or 
historic character of the cathedral church.

(2)Subsection (1) shall not apply in relation to anything which—

(a) is done by the Chapter in furtherance of its duties under the 
constitution and statutes of the cathedral church with respect to the 
ordering of services or otherwise in furtherance of the mission of the 
cathedral church,

(b) is of a temporary nature, and

(c) does not materially affect the fabric of the cathedral church.

The Ecclesiastical Exemption (Listed Buildings and Conservation Areas) 
(England) Order 2010

6.  The ecclesiastical exemption is retained for the following buildings subject 
to the Measure—

(a) any building within the precinct of a cathedral church for the purposes 
of the Measure and enclosed within the red line;

(b) any church building within the precinct of a cathedral church for the 
purposes of the Measure and situated outside the red line;

(c) any monument —

(i) within the precinct of a cathedral church for the purposes of the 
Measure and situated outside the red line; and

(ii) situated in a churchyard, graveyard or other land which is or has 
been used for the purposes of burial.

The Faculty Jurisdiction Rules (2015)

4.3 (1) Where proposals involve making changes to a listed church or other 
listed building intending applicants must provide the Diocesan Advisory 
Committee with—

(a) a document which describes—

(i) the significance of the church or other building in terms of its 
special architectural and historic interest (including any contribution 
made by its setting) and

(ii) any significant features of artistic or archaeological interest that 
the church or other building has so as to enable the potential impact 
of the proposals on its significance, and on any such features, to be 
understood (a “statement of significance”); and

(b) a document setting out the justification for the proposals (commonly 
known as a “statement of needs”).

(2) If proposals are likely to result in harm to the significance of the church 
or other building as a building of special architectural or historic interest, 
the document setting out the justification for the proposals must set out the 
basis on which it is said that the proposals would result in public benefit that 
outweighs that harm. Consultation with Historic England, amenity societies 
and the local planning authority in certain cases

4.4 (1) Schedule 2 makes provision for intending applicants to consult the 
following bodies in certain cases

(a) Historic England;

(b) any national amenity society which has an interest in the proposals; 
and

9.6 (1) This rule applies where proposals contained in a petition for a faculty 
or in an application for an injunction or a restoration order involve—

(a) the introduction, conservation, alteration or disposal of an article of 
special historic, architectural, archaeological or artistic interest; 

(b) the alteration, extension or re-ordering of a church in a way that is 
likely significantly to affect the setting of an article of special historic, 
architectural, archaeological or artistic interest; or

(c) the movement or removal of an article of special historic, 
architectural, archaeological or artistic interest such that the article 
might be adversely affected unless special precautions are taken.

(2) The chancellor must seek the advice of the Church Buildings Council on 
the proposals that fall within paragraph (1) unless the chancellor is satisfied 
that there has already been adequate consultation with the Church Buildings 
Council and the Council’s advice is available to the court.

(3) In this rule, “article” includes an object fixed to land or a building or any 
part of such an object.

The Faculty Jurisdiction (Amendment) Rules 2022

(2) In rule 3.3 (undertaking List B matters without a faculty), after paragraph 
(1) insert—

(1A) If the proposal involves a matter to which net zero guidance applies, 
the proposal must include an explanation of how the applicants, in 
formulating the proposal, have had due regard to that guidance.”

(3) In rule 4.2 (documents etc. to be submitted to Diocesan Advisory 
Committee), in paragraph (2), in sub-paragraph (b), after “the works 
or proposals” insert “including, in the case of matters to which net zero 
guidance applies, an explanation of how the intending applicants, in 
formulating the proposals, have had due regard to that guidance”.

(4) In rule 4.9 (notification of Diocesan Advisory Committee’s final advice), 
after paragraph (7) insert—

“(7A) In the case of works or proposals involving matters to which net 
zero guidance applies, the Committee’s advice must include a statement 
of—

(a) whether, in its opinion, the explanation under rule 4.2(2)(b) is 
adequate, and

(b) if its opinion is that the explanation is not adequate, its reasons for 
that opinion.

Church Building Council ‘A Brief Guide to Solar Panels and Faculty’ (2021)

pp. 7 – Solar panels can be a valuable part of a comprehensive 
package of carefully considered works to make a church building more 
environmentally sustainable. Every application will be considered 
on a case-by-case basis. Solar panels will not be appropriate in 
some circumstances for a variety of reasons. However, an increased 
understanding of the urgency of the climate crisis combined with the 
reversibility of solar installations means that solar panels could be 
appropriate in many situations. In some cases it is acceptable for solar 
panel installations to be visible on listed church buildings because 
visibility in itself is not intrinsically harmful to significance, but where the 
roof itself contributes greatly to the significance of the building, there is a 
presumption against solar installations. Every case will need to carefully 
assess the harm caused by the panels against the benefits provided by 
them. There is no reason that a well-presented application which follows 
the guidance set out in this note should not be granted a faculty for solar 
panels.

Sources of Further Guidance
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Historic England (2017). Energy Efficiency and Historic Buildings - Application 
of Part L of the Building Regulations to historically and traditionally 
constructed buildings. Available online at: https://historicengland.org.uk/
images-books/publications/energy-efficiency-historic-buildings-ptl/

Historic England (2018). Energy Efficiency and Historic Buildings: Solar 
Electric (Photovoltaics). Available online at: https://historicengland.org.uk/
images-books/publications/eehb-solar-electric/

CIBSE (2002). HIST Guide to Building Services for Historic Buildings. Available 
online (for a fee) at: https://www.cibse.org/Knowledge/knowledge-items/
detail?id=a0q20000008I7ocAAC

Sustainable Traditional Buildings Alliance (2015). Planning responsible 
retrofit of traditional buildings. Available online at: http://www.
sdfoundation.org.uk/downloads/Guide-1-Planning-Responsible-
Retrofit-2015-08.pdf

Sustainable Traditional Buildings Alliance Responsible Retrofit Guidance 
Wheel. Available online at: http://www.responsible-retrofit.org/wheel/

British Standards Institute (2013). BS 7913:2013. Guide to the conservation 
of historic buildings. Available online at: https://shop.bsigroup.com/
ProductDetail/?pid=000000000030248522

CPRE The Countryside Charity (2016). Ensuring Place-responsive design for 
Solar Photovoltaics on Buildings. Available online at: https://www.cpre.org.
uk/resources/ensuring-place-responsive-design-for-solar-photovoltaics-on-
buildings/

Church Buildings Council (2021). Solar Panels and Faculty Guidance. 
Available online at: https://www.churchofengland.org/resources/
churchcare/advice-and-guidance-church-buildings/renewable-energy

8.0 STAKEHOLDER CONSULTATIONS

8.1 YORK MINSTER FABRIC ADVISORY COMMITTEE (FAC) 

An FAC meeting was held on 30th June 2022 to discuss the installation of 
PV equipment on the south Quire roof of the Minster. Members were 
presented with a paper for pre-application advice which included a 
summary of the proposals, the findings of the York Minster Solar Survey 
(10th June 2022) and an Heritage Impact Assessment. The meeting was held 
on site and was supplemented by an opportunity to view the roof, both up-
close and from Stonegate.

The FAC acknowledged the regulatory context, including the commitment 
made in the Neighbourhood Plan to address the climate emergency, 
declared by the City of York council in 2019. They established that the 
present proposals would show the Chapter taking a lead in the City on this 
matter and that more should be done in the application to articulate the 

pride associated with this Measure.   

The vision to install solar on the roof of York Minster has been a core 
element of the Neighbourhood Plan consultations since 2018.   Between 
2018 and 2021, the York Minster Precinct Neighbourhood Forum led 4 major 
public consultation exercises totalling 32 weeks.  A total of 683 comments 
were received during that period.

It was acknowledged that a standard fabric-first approach would not be 
effective, given the exceptional architectural fabric of the Minster. However, 
both FAC and CFCE stressed the importance of situating the installation of 
panels within a wider decarbonisation strategy, which has been addressed in 
section 4 of the Design, Access and Energy Statement. Advice suggested that 
further detail is required in the application in respect to other options for 
low-carbon methods of electricity generation and the mitigation of fire risk.  
Both of these considerations have also been addressed in the Design, Access 
and Energy Statement.

In terms of the panels themselves, the FAC noted that the visual impact 
from ground level would be minimised by the angle of the equipment 
and its location away from the roof ridge. The panels would be seen, and 
this would need to be acknowledged, but 'it was felt that people would 
realise that the equipment had been added for the particular purpose of 
generating low-carbon electricity’ and would thus be a justifiable change, 
easily distinguishable from authentic historic fabric.25 The FAC stressed that 
a degree of public resistance to the addition should be expected, though 
it was noted that consultation during the Neighbourhood Plan had been 
generally favourable in regard to sustainability measures. 

In response to a question regarding whether there was a case for waiting for 
improvements in technology, the FAC established that the impetus had been 
set for action now due to the clear impact of rising global temperatures.

Overall, the FAC deemed the proposals to be acceptable on the grounds of 
moral and theological drivers, practical implications, the appropriateness 
and suitability of PV equipment and the minimal impact on the historic 
fabric of the building. 

8.2 CATHEDRALS FABRIC COMMISSION FOR ENGLAND (CFCE)

The CFCE were also presented with the paper for pre-application for advice, 
which was discussed at a meeting on 21st July 2022. In a written response, 
they expressed support for the aims of the project and saw no obvious ‘red 
flags.’ They indicated that nothing in the application was inherently contrary 
to CFCE policy and that well-judged efforts to decarbonise are missional, 
both in line with the Synod target of net zero by 2030 and the fifth mark of 
mission denoting the care of creation.26 They indicated that any proposal of 
this nature would be considered justified, provided harms are sufficiently 

25 Fabric Advisory Committee, extract of the unconfirmed minutes of the meeting held 
on Thursday 30th June 2022, from 10.00 am in the Deanery (June 2022). 
26 Cathedrals Fabric Commission for England, Pre-application response (July 2022).

mitigated. The Commission also visited York on 16 September 2022 with 
a delegation to consider the PV proposal in more detail - along with 
representatives of Historic England and City of York. 

The pre-application response established the need for more detail in certain 
areas. Firstly, it was suggested that the energy generated should be weighed 
against the energy needs of the building to show the output of the PV 
panels as a proportion of consumption. Secondly, it was deemed necessary 
to demonstrate how long the embodied carbon of the panels will take to 
be ‘paid back’ by the clean energy produced. Thirdly, the CFCE called for a 
full electrical safety review in order to mitigate fire risk. These queries are 
addressed in sections 4.7, 4.9 and 6 of the Design and Access Statement. 

Fourthly, it was suggested that additional views should be considered in the 
Heritage Impact Assessment to establish the extent to which the panels are 
visible from the curtilage of listed buildings in the conservation area. These 
additional views have been added to the present document. Fifthly, the CFCE 
explicitly requested a detailed assessment of the significance of the roof 
of the Minster, including age and a consideration of its contribution to the 
appearance of the Minster as a whole. This has been addressed in section 
4.0 of this document. 

Overall, the CFCE were generally supportive of the proposals, provided 
heritage risks are demonstrably understood and mitigated by justification. 
From their feedback, the importance of this project is clear; a highly visible 
test case, this will set a precedent for future works of this nature. 

8.3 CITY OF YORK COUNCIL

The response from the City of York Council to the paper for pre-application 
advice was received on 27th October 2022. The Case Officer established 
the importance of adjacent listed buildings in assessing the proposal. 
This has been reflected in the present document, both in the Heritage 
Impact Assessment and Statement of Significance – casting the net beyond 
the footprint of York Minster to consider the impact of the array on its 
surrounding heritage assets. 

The Case Officer suggested that ‘in general terms there are no local or 
national planning policies which would explicitly preclude the adoption 
of PV panels on an existing building.’27 He recognised the particular 
importance of the Neighbourhood Plan as a policy framework and noted 
the commitment to achieve Eco Gold church status for the Minster by 2025. 
While such sustainability-oriented policies are well represented both at 
a local and national level – seeking to achieve carbon reduction and the 
implementation of renewable energy generation methods – he suggested 
that they compete with the protectionist policies which seek to manage 
development to heritage assets. The council has a statutory development to 
protect the built environment and thus these two competing narratives are 
the chief difficulty with the present application.28 
27 York City Council Pre-application Response (October 2022).
28 York City Council Pre-application Response (October 2022).
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However, the Case Officer offered a note of optimism by establishing that 
previous projects had found a route through this conflict, finding a balance 
between competing policy objectives. He gave the example of the Refectory, 
situated adjacent in the Minster precinct, which employs solar slates.

The Case Officer demonstrated a preference for the reduced 136.no. panel 
option in order to provide a ‘consistent, uniform, singular, simplified block 
of panels.’29 This has been considered in the Design and Access Statement of 
the present application, but has been overridden in favour of an array with 
more panels offering a considerably higher output.  

The Case Officer established the need for the location of the array to be 
discreet and acknowledged that, in the immediate vicinity, this would 
be achieved on account of the height of the Quire in relation to the 
surrounding buildings. However, he suggested there would be difficulties 
in regard to views further away due to the smaller parapet of the Quire in 
comparison with other cathedrals where PV has been employed. He stated 
that any application must acknowledge the impact to such views. To comply 
with this guidance, views from afar have been presented in the Heritage 
Impact Assessment of this document and their impacts acknowledged 
accordingly. Indeed, some of the views considered have been suggested by 
the Case Officer himself, including from the City Walls near station road and 
from the first floor of the Refectory. 

To this, the Case Officer offered some points for further technical 
development, including a consideration of the harm caused by the framing 
system, fire risk, reflectivity and a demonstration of public benefits. These 
matters and queries have been addressed in both the present document and 
the Design, Access and Energy Statement. 

The Case Officer indicated that he had sought the advice from the City of 
York’s Conservation Architect. She noted that the views impacted are some 
of the most significant in York and established that modern materials are in 
contrast with historic fabric. This has been acknowledged - see SOS and HIA. 

Assessment undertaken by the Conservation Architect equates visibility in 
any form to heritage harm, with little nuance to the scale or proportion of 
the view affected, the variety, character, materiality expressed within this 
view and how it allows for an appreciation of heritage values. 

The Conservation Architect identifies seven separate views as “most 
important”. We feel that this does not take into account the distance, 
character or resolution of these views when seen by the naked eye. For 
example, the panels as viewed from the city walls at great distance from 
Bishopshill (View 21 in the pre-app) are so small they will barely visible to 
the naked eye and make up less than a few percentage points of the vista. 
This view is described by the Conservation Architect as “most harmful”, as is 
the view from the Refectory entrance (View 11) which is a close range view 
where the detail of the panel will be perceptible and makes up a greater 
proportion of the vista. 
29 York City Council Pre-application Response (October 2022).

In her opinion the materiality of the panels is discordant and in ‘stark 
contrast’ to the historic character of the building and city and thus equates 
harm to the significance.

The architect advisor proffers the proposal is contrary to policy on the 
basis that policy gives greater weight to conservation of the Minster than 
the public benefit provided by the renewable energy the panels provide. 
We would challenge that interpretation of policy (see planning appraisal 
and summary of public benefits within this report). We would also note 
that assessing the value of public benefit falls beyond the remit of the 
commentary of a consultee purely focussed on heritage policy and guidance 
as this will be decided upon by the Case Officer. 

Furthermore we note that this assessment make no recognition of the 
conservation and stewardship benefit the panels offer the Minster, in 
terms of the fiscal and energy security their generation can offer. This is 
both in continuing to allow the Minster to function as a place of worship 
(thus generating the income for its maintenance by welcoming paying 
visitors), and the money not spent on grid electricity. We would note that 
this equally contributes to capital available to conservation expenditure like 
stonemasonry.

Finally the Conservation Architect suggests the Minster either generates 
off-site or proposes ground arrays on Dean Park. This has suggestion been 
considered within the accompanying Design Access and Energy Statement.  
This area is a Scheduled Monument of national importance (and so of very 
high archaeological potential) and itself lies within a designated asset, the 
York Central Historic Core Conservation Area. In addition, the area is heavily 
impacted by multiple trees limiting solar exposure, Tree Root protection 
zones and by the shading of said trees. These factors inherently limit the 
implementation of a ground based PV array. 

The presumption of the availability of suitable out-of-city-centre ownership 
by the Minster illustrates a lack of commercial and practical awareness. A 
ground array is even noted by other Local Authority consultees as infeasible. 

8.4 HISTORIC ENGLAND

Historic England were initially consulted directly with the pre-application 
enquries to the regional office, followed by a site visit. HE were also present 
in person for the combined CoYC and CFCE delegation visit on 16 September 
2022.  The Local office escalated the case and request for advice to the 
London team and Historic England Advisory Committee (HEAC). A meeting 
of HEAC, informed by a presentation by Caroe Architecture Ltd, was held 
on 8th November which summarised the proposals alongside a visual 
demonstration of the appearance of the proposed array. The presentation 
established the need for renewable energy generation by presenting the 
impact of climate change on a local, national and international level. Key 
significances were explored, both of the Minster as a whole and of the south 
Quire roof, and heritage impacts indicated, for instance via a consideration 

of impacted views. A written response to the presentation and advice from 
HE has yet to be received.



54 York Minster
Photovoltaic Array

9.0 BEST PRACTICE AND PRECEDENTS

Both Historic England and the Church Buildings Council stress that the 
heritage impact of PV panels should be made by assessing views of the 
asset, with a particular focus on inter-visibility with other heritage assets. 
Historic England’s 2018 advice note indicates that ‘places of worship with 
large south-facing slopes present opportunities to generate electricity 
through solar electric panels.’30 It also states that ‘where a building has 
a shallow-pitched roof which is largely hidden from view by parapets, or 
internal roof slopes which cannot be seen from ground level, solar electric 
panels may be accommodated more easily.’31 Both of these insights apply to 
the south of the Quire roof at York Minster. 

Where PV panels are not visible, both sets of guidance state that, if the 
application follows their guidelines, then it is likely that the installation will 
be acceptable.32 Moreover, the CBC guidance indicates that, even if visible, it 
is still possible that the solar installation will be acceptable, provided that 
the other guidelines are followed and the application can clearly 
demonstrate that the benefit of the installation would outweigh any harm.33 
The fitting of solar PV is even a suggested option for busy churches with high 
energy uses, so long as it is integrated within a package of sustainability 
measures, such as tackling of heat loss and improvements to the efficiency 
of existing systems.34 In the case of York Minster, the extent to which these 
other measures can be carried out is limited by the exceptional importance 
of the building fabric, a restriction which has been accepted by the FAC (see 
above). That being said, acceptable steps to decarbonise are being taken 
where possible (see the Design, Access and Energy Statement). 

Figure 6: PV panels at St James’ Piccadilly, source: http://www.simondawson.com/sjpenv/sjppv1.htm

30 Historic England, Energy Efficiency and Historic Buildings: Solar Electric 
(Photovoltaics) (Swindon: Historic England, 2010), 14.
31 Ibid.
32 Historic England, Energy Efficiency, 14 ; Renewable energy | The Church of England 
[accessed 02/09/22].
33 Renewable energy | The Church of England [accessed 02/09/22].
34 Archbishops Council, A practical path to “net zero carbon” for our churches (2020).
https://www.churchofengland.org/sites/default/files/2020-04/the-practical-path-to-

In total, PV panels have been fitted to 45 Grade I listed Anglican churches, 
according to the Church of England’s Heritage Record.35 St James’ Piccadilly, 
London, was the first, for which the PCC secured an Gold Eco Church 
status (figure 6).36 Completed in November 2005, the array consists of 34 
blue panels on the roof over the south aisle, set behind a parapet, with 
six additional panels over the south lobby. The panels are not visible from 
ground level and therefore do not detract from the exceptional significance 
of Christopher Wren’s 1676-84 church. The latest figures indicate that they 
generate around 14,130 kwh of electricity per year.37 This is equivalent to 
2.7 tonnes of carbon dioxide. A series of discreet boxes and cabling hidden 
behind rainwater goods connects the panels to the switch-room.

Another instructive case study is that of St Michael & All Angels, Withington 
(figure 7). This is England’s first carbon-zero church and generates a surplus 
which is transferred to the National Grid. It has a twelfth-century core with 
medieval and nineteenth-century alterations. Here, 24 black panels are 
fitted to the south of the Nave Roof, obscured by a stone parapet from 
ground level.38 They are fixed on stainless steel Unistrut rails to which 
weights are clamped at each end. After ten years, they have required no 
maintenance except cleaning – which can happen while cleaning the gutters. 
The project was carried out in conjunction with other efficiency measures, 
including reducing the time external lights were on and fitting LED bulbs. An 
overall reduction of energy consumption by 42% was achieved. Other 
measures included the installation of a Biomass boiler which, deemed 
unsuccessful, has since been replaced with electric under-pew heating. 
Excepting the heating system, all electricity needs are met by the 2600 kWh 
per year produced by the array. The additional energy required is provided 
by a renewable energy supplier. In total, the array cost £18,057 and has a 14 
year payback period.39

Figure 7: St Michael and All Angels, Withington, source: https://www.churchofengland.org/
about/environment-and-climate-change/solar-panels-st-michael-withington

35 http://www.simondawson.com/sjpenv/sjppv1.htm [accessed 02/09/22].
36 https://www.churchtimes.co.uk/articles/2018/26-october/news/uk/st-james-s-
piccadilly-wins-gold-eco-award [accessed 05/09/22].
37 St James’ Church The Wren Project (2021) PDF https://www.sjp.org.uk/wp-content/
uploads/2021/10/The-Wren-Project-Brochure-Oct21.pd [accessed 02/09/22]
38 http://www.simondawson.com/sjpenv/sjppv1.htm [accessed 02/09/22].
39 Archbishops Council, Case Study: Solar Panel Fixing System (2020), PDF https://
www.churchofengland.org/sites/default/files/2020-09/St%20Michael%20and%20All%20
Angels%20solar%20panel%20fixing%20case%20study%20FINAL.pdf [accessed 02/09/22].

Another successful PV array is that at Great St Mary’s, Cambridge, installed 
in 2018 (figure 8). This project coincided with the replacement of the south-
facing lead roof. The system is expected to generate over 10,000 kWh per 
year, mitigating the emission of approximately 23,000 kg of Carbon Dioxide 
over the next 20 years, with a payback time of less than half of the panels’ 
warrantied lifetime (usually between 20-25 years).40 Situated in the centre 
of Cambridge, the site-context was of some concern and care was taken to 
obscure the panels from all views from ground level – one has to ascend 
the tower to view them. An innovative fixing method was employed here, 
in which self-sealing attachment was created, which forms a water-tight 
interface with the lead surface when it is screwed into the wood beneath. 
When the lead expands or contracts, the mounts remain sealed, preventing 
water ingress. 

Figure 8:  Fitting PV panels at Great St Mary’s, Cambridge, source: https://www.cambridge-
solar.co.uk/great-st-marys-church

An example on a comparable scale to York Minster is Gloucester Cathedral, 
which installed a PV array in 2016 (figure 9). This consists of 150 black 
panels, fitted to the south side of the Nave roof, stretching from just above 
eaves level to the ridge. The array will generate 25% of the cathedral’s 
energy per year; 31.12MWh of clean energy, or 12,199.91 kg fewer CO2 
emissions (the equivalent effect of planting over 40 trees).41  This equates 
to a £4,000 reduction in bills.’42 Gloucester benefits from a high parapet, 
favourable slope, and relatively recent roofing materials. REC BLK2 model 
panels, costing £100,000, were sponsored in-part by a ‘sponsor a solar 
panel’ scheme, which raised half of this amount. A live measure of the 
system’s performance has since been made accessible to the public.43 Non-
penetrating fixings were employed and, even from roof level, the panels are 
not visually intrusive, thanks in part to the remarkable colour-matching of 
the array. They are not felt to detract from the exceptional significance of 
the building, some of which is almost 1000 years old. 

40 https://www.cambridge-solar.co.uk/great-st-marys-church [accessed 02/09/22].
41 https://historicengland.org.uk/research/heritage-counts/2019-carbon-in-built-
environment/case-studies/gloucester-cathedral/ [accessed 02/09/22].
42 https://brightnow.org.uk/news/churches-investing-in-the-clean-energy-future-case-
studies/ [accessed 02/09/22]
43 https://monitoringpublic.solaredge.com/solaredge-web/p/kiosk?guid=ff3a121c-
1961-4b47-bbdb-6cb7fa5d943c&locale=en_GB [accessed 02/09/22]
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Figure 9: PV panels at Gloucester Cathedral, source: https://www.mypoweruk.com/case-
studies/photos-of-gloucester-cathedral/

A similar example is that of Salisbury Cathedral (figure 10). This was 
completed in July 2020 and provides 33,708 kWh per year, reducing its 
annual carbon footprint by 11,764 kg.44 It is a 93 panel system fitted to the 
south Cloister roof and surrounded by a parapet which keeps the panels 
hidden from view. Panels are mounted on a ballasted frame, cables hidden 
beneath where they run along the line of the roof until they enter the 
building through a hole in the modern café extension.45 

Perhaps the most important example – closest to the Minster and most 
recent – is that of the Minster Refectory (figure 11). Currently under 
construction, this project introduces solar slates to the main roof, integrated 
with colour-matched blue grey slates to coordinate with valleys, ridge and 
margins. The building fabric could not be fully upgraded passively without 

44 https://www.lowcarbonbuildings.org.uk/construction/09/2020/salisbury-cathedral-
installs-solar-panels-to-lower-carbon-emissions/3168/ [accessed 02/09/22].
45 https://www.jojusolar.co.uk/portfolio_page/salisbury-cathedral-solar-roof/ 
[accessed 02/09/22].

risk of harm to heritage values, so on-site renewables were employed as a 
means to offset any carbon generation. 

Figure 10:  Installing PV panels at Salisbury Cathedral, source: https://www.dailymail.co.uk/
sciencetech/article-8505651/Salisbury-Cathedral-fitted-93-solar-panels-roof.html

Figure 11:  Solar slates at the Minster Refectory

10.0 LEGISLATIVE & PLANNING POLICY APPRAISAL 

Secular

Overall, the proposals for the installation of photovoltaic panels to the 
south Quire roof complies with the latest national policy guidance and 
is an important first step to a carbon-neutral future for the Minster. The 
NPPF is clear in its support for ‘renewable and low carbon energy’ and the 
‘conversion of existing buildings’ (section 14, para 152) so long as ‘adverse 
impacts are addressed satisfactorily’ (section 14, para 155). It states that the 
need for low carbon and renewable energy is now a given, with all projects 
making a ‘valuable contribution to cutting greenhouse gas emissions’ 
(section 14, para 158). In addition, the NPPF is also clear in its commitment 
to stewardship of the historic environment. These policies do not have to 
be in conflict with its sustainability policies. For instance, a ‘proportionate 
understanding of setting and significance’ is a means to ‘avoid or minimise 
any conflict between the heritage asset’s conservation and any aspect of the 
proposal’ (section 16, paras 194 and 195), in this case, achieved through a 
detailed assessment of visual impact.

Turning to the planning balance and weighting policy in the NPPF, the 
proposals would cause a low to moderate level of ‘less than substantial 
harm’ to two designated built heritage assets: the Grade I listed York 
Minster and the York Central Historic Core Conservation Area. Paragraph 202 
of the NPPF requires that less than substantial harm be weighed against the 
public benefits of the scheme. These public benefits are outlined at Section 
6.0 of this report and include the contribution that the proposed PV array 
will make to the renewable energy generating capacity of the Minster. More 
broadly, the public benefits of the scheme are inherently linked to tackling 
the current climate crisis. Minor public benefits include the secondary 
economic benefit resulting from the works with regard to employment, 
and secondary benefits to the local economy. It is the applicant’s case that 
the public benefits of the proposed development outweigh the less than 
substantial harm in the planning balance.

The proposals also demonstrate compliance with relevant local policies. 
Multiple stakeholders have asserted the importance of the adopted York 
Minster Precinct Neighbourhood Plan (June 2022) as the most up-to-date 
policy framework. The policies within this document therefore have a 
significant degree of weight in the planning process and its guidance is at 
the heart of the present proposals. For instance, the Plan acknowledges 
that ‘York Minster [...] has an important role to play in changing attitudes’, 
particularly in showing how it is possible to ‘minimise our footprint on the 
planet’ (policy 6.2.3). A PV array is a clear demonstration this leading by 
example, making a real contribution to the Plan’s commitment to ‘become 
and Eco Gold Church by 2025’ (6.2.3). This is also reflected in Policies 
A1 and A2 of the Neighbourhood Plan, concerning achieving long term, 
sustainable stewardship of the Neighbourhood Area and its heritage assets 
(Policy A1). Policy A2 reiterates these objectives further, stating that new 
development will be supported that meets and where it is possible to do 
so, exceeds current Government standards in reaction to energy and water 
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efficiency and carbon reduction, incorporating technologies such as PV 
cells whilst respecting the significance of heritage assets and their setting. 
The proposals have been developed with these aspirations as their guiding 
principles, in addition to responding to Policy A4 (Design Excellence) as 
development that is  “resilient to climate change and extreme weather 
events, and [reduces] carbon emissions.”

In addition, this application is underpinned by the rigorous research and 
consultation advocated by the Plan (Policy C1). For instance, it demonstrates 
an understanding of the ‘complexity, interrelationships and nuances of the 
Precinct’s historic environment’, and gives due ‘regard to the conservation 
of the significance of the affected listed building, its setting and that of the 
Precinct’ (Policy C2). 

This is broadly in line with the draft Local Plan (2018), which indicates 
that ‘renewable and low carbon energy generation developments will be 
encouraged and supported’ (Policy SS4), while ensuring that all proposals 
consider ‘York’s historic character and setting’, particularly in relation to 
listed buildings and conservation areas (Policy CC1). 

In terms of listed buildings, the proposals have been designed to ‘preserve… 
those elements which contribute to the significance of the building or its 
setting’ (Policy D5). Additionally, this submission is accompanied by an 
‘appropriate, evidence based heritage statement’ as required by policy. 
The balance of heritage harm and public benefit required by Policy D4 
(conservation areas) and Policy D5 (listed buildings) is carried out within this 
assessment.

The Site is located in Flood Zone 1 and is therefore at low risk of flooding. 
The Environment Agency’s Flood Map for planning excerpt can be found 
within Appendix A. The proposals will not affect the current drainage on-
site. 

Ecclesiastical 

This application also applies Church of England Law and policy. Due regard 
has been given to the setting, archaeology and historic fabric of the 
cathedral according to the Care of Cathedrals Measure (2011) (section 
2, para 1) and documentation has been provided to justify the scheme 
according to the Faculty Jurisdiction Rules (2015) (section 4.3, para 1 
and section 1A of the 2022 amendment), in terms of the environmental, 
economic and social impetuses for action. In addition, guidance from the 
Church Building Council has informed the proposals, for instance in their 
brief guide to solar panels and faculty (2021), which indicates that ‘solar 
panels can be a valuable part of carefully considered works to make a church 
building more environmentally sustainable.’46 The guidance stresses that if 
an application has due regard for reversibility, the ‘urgency’ of the climate 
crisis means that panels ‘could be appropriate in many situations.’47 The CBC 
do offer a note of caution in cases where the roof of the place of worship 
46 Church Building Council ‘A Brief Guide to Solar Panels and Faculty’ (2021), p.7.
47 Ibid.

itself is intrinsic to the significance of the building. However, for reasons 
outlined in this document, this concern is not considered to be the case. In 
their own words: ’there is no reason that a well-presented application which 
follows the guidance set out in this note should not be granted a faculty for 
solar panels.’48

11.0 CONCLUSIONS

This report has been prepared as part of a simultaneous planning and CCM 
application to install photovoltaic panels to the south of the Quire roof of 
York Minster. It provides a thorough assessment of the heritage impact of 
the proposals, and outlines how the proposed development responds to the 
legislative and planning policy context of the site. 

The rigorous assessment undertaken in this report and the accompanying 
Design Access and Energy Statement provides the ‘clear and convincing 
justification’ for the scheme.49 In accordance with paragraph 202 of the 
NPPF, the harm identified must be weighed against any public benefits. 
Though proposals would cause a low to moderate level of ‘less than 
substantial harm’ to two designated built heritage assets (the Grade I listed 
York Minster and the York Central Historic Core Conservation Area) this is 
justified by the public benefits outlined at Section 6.0, which include the 
contribution that the proposed PV array will make to the renewable energy 
generating capacity of the Minster. 

Rationale has also been provided for the design of the proposals, which 
have been developed to minimise heritage impacts in line with best practice 
guidance. Timescales have also been considered, both in terms of the need 
for urgent climate action, and capitalising upon the existing scaffolding at 
the Minster to minimise the construction impacts of the proposals. The end 
result is a sensitively designed scheme that preserves the core features of 
significance of the listed building, while maximising its efficiency in terms of 
renewable energy production. 

It is important to contextualise the proposals as part of broader efforts to 
decarbonise across the Precinct. The proposed PV array is just one part of an 
holistic, considered push towards a net zero carbon future. Environmental 
sustainability is enshrined at every tier of secular planning policy, from the 
NPPF, to the York Minster Precinct Neighbourhood Plan. The holistic nature 
of the pathway to net zero at York Minster, coupled with the urgency created 
by the climate crisis, means that this process is by nature iterative and 
non-linear. It is therefore key to embrace every opportunity to decarbonise, 
offering incremental but considered change. 

We need to be really specific about what we mean by the process of de-
carbonisation not being linear. This is partly because there is a critical 
tendency in some quarters to argue ‘well, because you are not already 
perfect in some area of your estate planning, you should not proceed with 
48 Ibid.
49 NPPF (2021),21.

this otherwise entirely reasonable and beneficial project’.  Some of the 
questions we have been asked by consultees could be read with a sub-
text of the ‘perfect being the enemy of the good’. On the other hand, York 
Minster know and accept that these proposals have to stand up to expert 
scrutiny of the most exacting precision.  

Multiple decarbonisation efforts are both already underway across the 
Precinct, ingrained in the objectives of current and future projects. The 
urgency of the climate crisis, coupled with the embedded nature of these 
efforts, means the Minster’s own pathway to net zero departs from simply 
a “fabric-first” approach. This is outlined at Appendix B, which highlights 
the multi-faceted approach to the Minster mapped against the Church of 
England’s “Practical Path to Net Zero Carbon for Churches”. The proposed PV 
array is just one element in this broader, on-going endeavour. It makes sense 
and is technically right now, for a whole range of reasons, even whilst other 
projects take shape and gather momentum. 

We have presented a schedule of key questions we have considered to 
ensure our approach is robust. The questions and answers have been 
collated from our own thinking and conversations with a wider variety 
of stakeholders. The Q&A is included at Appendix C. These questions 
have ensured the PV proposals are enmeshed with the holistic approach 
to sustainability and heritage engendered by the York Minster Precinct 
Neighbourhood Plan. 

The long term challenge is genuinely a question of how little energy the 
cathedral can get away with using, whilst remaining a viable community.  
Heating and power - especially power for heating - being two of our primary 
segments of energy consumption in the Minster. Energy costs are rising 
dramatically which is itself a threat to viability. 

Turning to net zero, we argue that a linear process is misjudged with respect 
to when it is justified and necessary to introduce renewable technologies 
and why PV is needed for the Minster now. There is a clear moral duty to act 
as soon as possible to tackle the climate crisis. While this is a clear objective 
of policy at all tiers, the regulatory, decision making mechanisms themselves 
have not appeared to catch up with this imperative. Our report clearly 
objectively outlines the heritage impact of the proposals, while providing 
significant evidence with regards to the public benefits of the scheme as a 
timely response to the climate emergency. 

Paragraph 189 of the NPPF states that heritage assets ‘are an irreplaceable 
resource’ that should be ‘enjoyed for their contribution to the quality of life 
of existing and future generations.’ It is our view the proposals demonstrate 
how a historic building of the highest significance can contribute to talking 
the climate crisis, improving the quality of life for future generations. 
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In an area with critical drainage problems as notified by the Environment Agency

Flood map for planning 

Your reference Location (easting/northing) Created

You will need to do a flood risk assessment if your site is any of the following: 

•

in an area with critical drainage problems as notified by the Environment Agency

Your selected location is in flood zone 1, an area with a low 

probability of flooding. 

Notes 

The flood map for planning shows river and sea flooding data only. It doesn’t include other sources 

of flooding. It is for use in development planning and flood risk assessments. 

This information relates to the selected location and is not specific to any property within it. The 

map is updated regularly and is correct at the time of printing.

Flood risk data is covered by the Open Government Licence which  sets out the terms and 

conditions for using government data. https://www.nationalarchives.gov.uk/doc/open-government-

licence/version/3/

Use of the address and mapping data is subject to Ordnance Survey public viewing terms under 

Crown copyright and database rights 2021 OS 100024198. https://flood-map-for-

planning.service.gov.uk/os-terms

Page 1 of 2

•

•

•

identified as being at increased flood risk in future by the local authority’s strategic 
flood risk assessment

at risk from other sources of flooding (such as surface water or reservoirs) and its 
development would increase the vulnerability of its use (such as constructing an 
office on an undeveloped site or converting a shop to a dwelling)

bigger that 1 hectare (ha)

York Minster 460373/452175 9 Nov 2022 17:53



Selected point

Flood zone 3

Flood zone 3: areas

benefitting from flood

defences

Flood zone 2

Flood zone 1

Flood defence

Main river

Water storage area

Flood map for planning

Your reference

Location (easting/northing)

Scale

Created
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Appendix B

York Minster: 
Practical Path to 
Net Zero Carbon



A practical path to "net zero carbon" for our churches

Ref Project specific Notes

INTRODUCTORY NOTE: 
A. Where

do we 
start?

Not really applicable to the 
Minster's occupancy

The building itself:
A1 DONE

A2 DONE

A3 DONE

A4

The are already draft lobbies at 
the West end and South 
Transpet where visitors 
currently enter: a project for a 
more developed scheme for the 
South Trnasept, where the 
primary visitor entry will move 
to in future, is now underway. 

A5 Inapproriate/inpractical at York
Heating and lighting:
A6 Ethical energy supply is used. 
A7 N/A to York

A8 N/A to York

A9 DONE

A10 DONE (mostly)

A11

New LED floodlighting scheme is 
now being designed: note 
energy and scheme is owned by 
Local Authority

A12 N/A to York
A13 Noted already policy
People and policies:

A14

Minster is currently Eco 
Congregation Silver and seeks 
Gold award ‐ partly through this 
application being delivered

A15 DONE

A16
In progress ‐ as this scheme 
demonstrates

A17

N/A to York; meetings already 
held elsewhere in most efficient 
spaces

Offset the rest:

A18

N/A to York.

A19

currently in progress through 
Neighbourhood plan policies for 
tress and biodiversity

B. Where

do we go
next?

Only some matters really 
applicable to the Minster's 
occupancy

The building itself:

B1
DONE ‐ Roof vaults that can be 
insulated are!

B2 See A4

B3 N/A to York

B4
Not appropriate at York 
(significance)

Heating and lighting:
B5 Done

B6 N/A to York
B7 DONE (mostly)

B8

All seating is currently movable

B9 DONE

We have completed this 'practical path' as a thought experiment and to demonstrate due‐dilligence with the preparation of 
this case in all areas of guidance and policy‐framing. Note all the questions are appropriate for the circumstances of the 

Minster, as will become evident below, but is nonetheeless an informative part of the case for this project. 

@Archbishops Council April 2020.

If you have radiators, install a magnetic sediment “sludge” filter to extend the life of the system.

Consider creating one or more smaller (separately heatable) spaces for smaller events.

Consider fabric wall‐hangings or panels, with an air gap behind, as a barrier between people and cold walls.

Learn how your building heats/cools and the link to comfort, by using data loggers (with good guidance).
Improve your heating zones and controls, so you only warm the areas you are using.
Install TRVs on radiators in meeting rooms & offices, to allow you to control them individually.

Consider under‐pew electric heaters and/or infra‐red radiant panel heaters*, which keep people warm without trying to heat 
the whole church space. Radiant panels are especially good for specific spaces like chapels and transepts, which you might 
want warm when you don’t need the whole church to be warm.

For most low usage “Sunday” churches, once they have taken steps like these, their remaining nonrenewable energy use will 
be very small. For the majority, all they need to do now to be “net zero” is offset the small remaining amount of energy 
through Climate Stewards or other reputable schemes.

Also, think about your church grounds. Is there an area where you could let vegetation or a tree grow?

Identified Action

These are actions with a reasonably fast pay back for a church with medium energy usage, used a few times a week. Perhaps 
half of churches should consider them.

Most actions cost more than the ones above, and/or require more time and thought. Some require some specialist advice 
and/or installers. They are often good next steps for those churches with the time and resources to move on further towards 
‘net zero’

If you have an uninsulated, easy‐to‐access roof void, consult with your QI about insulating the loft*.

If you have problematic draughts from your door, and a door curtain wouldn’t work, consult with your QI about installing a 
glazed door within your porch, or even a draught‐lobby*.

If you have internet connection, install a HIVE‐ or NEST‐type heating controller, to better control heating.
If your current appliances fail, then replace with A+++ appliances.

Complete the Energy Footprint Tool each year, as part of your Parish Return, & communicate the results.

Create an Energy Champion who monitors bills and encourages people to turn things off when not needed.

Write an energy efficiency procurement policy; commit to renewable electricity & A+++ rated appliances.

Consider moving PCC meetings elsewhere during cold months, rather than running the church heating.

Switch to 100% renewable electricity, for example through Parish Buying’s energy basket, and “green” gas.
Match heating settings better to usage, so you only run the heating when necessary*.
If you have water‐filled radiators, try turning‐off the heating 15 minutes before the service ends; for most churches this 
allows the heating system to continue to radiate residual warmth*.
If you have radiators, add a glycol based “anti‐freeze” to your radiator system and review your frost setting.
Replace lightbulbs with LEDs, where simple replacement is possible.
Replace floodlights with new LED units.

These are actions that nearly all churches can benefit from, even low occupancy churches used only on a Sunday. They are 
relatively easy, with relatively fast pay back. They are a good place for churches to start, when trying to move towards ‘net 
zero’.

Maintain the roof and gutters, to prevent damp entering the building and warm air escaping.

Fix any broken window panes* and make sure opening windows shut tightly, to reduce heat loss.
Insulate around heating pipes to direct heat where you want it; this may allow other sources of heat to be reduced in this area

If draughts from doors are problematic, draught‐proof the gaps* or put up a door‐curtain*.

Consider using rugs/floor‐coverings (with breathable backings) and cushions on/around the pews/chairs.



B10
N/A to York. Some 
improvements are possible to 
control of lighitng use. 

B11 N/A to York

B12
DONE: haf‐hour meter readings 
are reported. 

People and policies:

B13

Interesting ‐ this sort of 
behavioural change is not yet on 
the cards ‐ perhaps it might be 
in future?

C. Getting
to zero

Primarily, further fabric first 
intervention ‐ not deemed 
appropriate to the fabric at Yor

The building itself:
C1 Not heritage appropriate
C2 Not heritage appropriate
C3 Not heritage appropriate
C4 Not heritage appropriate
C5 Not heritage appropriate
C6 Not heritage appropriate
Heating and lighting:

C7
Largely DONE or scheduled in 
upcoming works

C8 Current proposal

D. “Only
if….”

The building itself:
D1 See B1
D2 N/A at York

D3
N/A at York

Heating and
Current gas boilers date from 6 
years ago, but will be phased 

D4

D5

GSHP and/or ASHPs in long term 
strategy are under 
consideration for longer term 
strategy.

D6

N/A at York
Church grounds:

D7

We have installed one EV point 
already .A long term possibility 
to complement PVs, but limited 
revenue return from Chapter 
Yard (restricted access only)

If there’s no alternative that does not run on fossil‐fuels, then replace an old gas boiler or an oil boiler with a new efficient 
gas boiler.

If yours is a well‐used church which you want to keep warm throughout the week, then consider an air or ground source 
heat pump. Ground source heat pumps are more expensive and invasive to install than air source heat pumps, but run more 
efficiently once installed, depending on ground conditions.

If you are doing a major reordering or lifting the floor anyway, and yours is a very regularly used church, then consider under‐
floor heating. This can work well in combination with a heat pump (above).

If you have car parking that is sufficiently used, EV charging points for electric cars can work out cost neutral or earn a small 
amount of income for the church. Note, they will increase the church’s own energy use, but will support the uptake of 
electric cars. They could be good in combination with solar PV panels.

Install a new LED lighting system, including all harder‐to‐reach lights, new fittings & controls.

Install solar PV, if you have an appropriate roof and use sufficient daytime electricity in the summer.

These are actions you would do at specific times (such as when reordering is happening) or in very specific circumstances. 
Nearly all require professional advice, including input from your DAC.

If you are reroofing anyway, then insulate the roof, if appropriate for your roof*.
If you have an uninsulated wall with a cavity (typically build 1940 onwards), then insulate the cavity.
If the building is regularly used & suitable, such as a church hall, consider appropriate external insulation or render, 
appropriate for the age and nature of the building*.

Draught‐proof windows*.
If you have an open tower void, insulate or draught‐proof the tower ceiling *.
Double‐glaze or secondary‐glaze suitable windows in well‐used areas such offices, vestries and halls*.
Internally insulate walls in well‐used areas such offices, vestries and halls*.
If you have pew platforms, consider insulating under the wooden platform with breathable materials*.

Reinstate ceilings, and insulate above*.

Consider thermal and/or motion sensors to automatically light the church when visitors come in, for security lights, and for 
kitchens and WCs.

Install an energy‐saving device such as Savawatt on your fridge or other commercial appliances.

Get your energy supplier to install a smart meter, to better measure the energy you use.

Vary service times with the seasons, so in winter you meet early afternoon when the building is warmer.

These are bigger, more complex, projects, which only busy churches with high energy use are likely to consider. They could 
reduce energy use significantly, but require substantial work (which itself has a carbon cost) and have a longer payback. They 
all require professional advice, including input from your DAC.
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YORK MINSTER
QUIRE ROOF PV

1 APPENDIX: 
QUESTIONS AND ANSWERS

(GENERAL)

Query (Generalised) for York Minster Response Specific to York Minster proposal 

NOTE: THIS QESTION AND ANSWER SCHEDULE HAS BEEN DEVISED FROM A NUMBER OF CONSULTATIONS AND SEEKS TO REPRESENT A FULL 

RANGE OF ISSUES THAT HAVE BEEN CONSIDERED AND ANSWERED AS RELEVANT TO THE YORK MINSTER PROPOSAL. 

Particular attention has been paid to the 
CBC Guidance : 
Solar_Panels_and_Faculty_Guidance_0.
pdf (churchofengland.org)

The project team have paid very close attention to the guidance in the preparation of the proposals. This is evidenced in the research, 
assessment, and carefully considered design of the proposed PV panels as outlined in this application pack.

Has it been demonstrated that all the 
prior actions it have achieved or are 
underway before installing PV?

The proposed PV panels at York Minster subject to this application are but one element of a developing wider strategy for carbon 
reduction and sustainable energy across the Precinct. At a strategic level, the proposals have been influenced by the principles 
enshrined within the York Minster Precinct Neighbourhood Plan, A Sustainable Future 2020-2035 (Adopted June 2022). The 
proposals have been further influenced by York Minster and Close: Energy Assessment and Carbon Emissions Review Report 
prepared by QODA in 2021, and further analysis undertaken by CAL and supporting technical consultants.

The proposals must also be contextualised through planned further work. A detailed, Precinct Wide-decarbonisation Strategy is 
drafted to be developed with analysis undertaken CAL in the preparation of this application. This will be prepared in line with the 
QODA Report above and the objectives of national and local policy and guidance. The Minster is also pursuing Eco Church Gold 
status by 2025, which will work hand in glove with the forthcoming Heritage Partnership Agreement being prepared by Alan Baxter 
Associates.  

The associated appendix 'A Practical Pathway' has been completed to show the relevant review for the Minster church. 

In summary, the proposed PVs form an integral part of a considered, holistic approach to  energy management and sustainability 
across The Minster and the wider Precinct. The timing of the proposed PV array is  crucial, capitalising upon the opportunity for 
access and maintenance offered by the extant scaffolding to respond to the ever-growing climate crisis. As shown in the  Dr Julian 
Allwood graph within the DAES; based on current COP ‘zones of policy’ targets, compared with potential or actual Carbon Capture 
and Storage and non-emitting capacity, we are not on course to meet the required targets. All non-emitting sources should therefore 
be considered

Is the Minster (and the Precinct as a 
whole) using a renewable energy 
supplier for all its electricity?

The Minster is in the process of re-negotiating energy contracts - anticipating costs increasing from 11p/unit to 54p/unit in March 2023

What thought has gone into shifting to 
heat pumps, using the PV electricity 
(including water-source heat pump)?

As noted within the Design, Access and Energy Statement (hereafter referred to as "the DAES"), alternative renewable options are 
under consideration and a strategic set of principles are already enshrined in policy. Opportunities and feasibility studies for GSHP 
and ASHP will follow, taking into consideration the setting of heritage assets, the conservation area and the Scheduled Monument. 

YM Standalone Q and A
221116  YORK PV APPENDIX-QandA_V3.xlsx



YORK MINSTER
QUIRE ROOF PV

2 APPENDIX: 
QUESTIONS AND ANSWERS

(GENERAL)

The 'practical pathway' guidance is 
aimed at parishes, which are likely to 
have just a church and a hall. Clearly the 
Minster and Precinct is a much more 
diverse holding. What steps has it 
already taken generally to achieve net 
zero?

The Chapter has undertaken a number of steps to achieve net zero. These are discussed below. 

Does Chapter have a sustainability 
strategy?

In light of the climate emergency declared by City of York in March 2019, the Chapter's aspirations for a carbon neutral future have 
been enshrined in policy within the York Minster Precinct Neighbourhood Plan, A Sustainable Future 2020-2035  (adopted May 2022). 
A detailed sustainability strategy is currently being developed by Chapter to address the finer grain detail of this approach, which will 
dovetail with the forthcoming Heritage Partnership Agreement in preparation by Alan Baxter Associates. 

What steps is Chapter taking over the 
other buildings within the Precinct?

Chapter have already implemented a number of schemes directly relating to the long term environmental sustainability of the 
Precinct. These include the installation of PV slates as part of the refurbishment of the Refectory. 

In addition, assessment undertaken by CAL has identified the following locations as suitable for considered PV development:
- Consented PV on Stonemasons Yard 
- Consented PV for centre for  Excellence for Heritage Craft skills and Estate Management 
- Potential for PV on 1 Deangate - consent application under development. 
- Implemented PV to the Refectory. 
- Potential for PV on other buildings identified. 

More broadly, the forthcoming Centre for Excellence has been designed with environmental sustainability as a core principle. In 
addition, a forthcoming Heritage Partnership Agreement, currently prepared by Alan Baxter Associates will plot the Precinct's path to 
net zero in relation to its heritage assets. 

What steps is Chapter taking over other 
properties that it owns, both where it has 
substantial control and where it has little 
(e.g. agricultural tenancies)?

As referenced above, the forthcoming Heritage Partnership Agreement, currently prepared by Alan Baxter Associates will plot the 
Precinct's path to net zero in relation to its heritage assets. 

What is Chapter's strategy over 
offsetting? 

This submission sets out that offsetting is an inappropriate response to current climate crisis in mission terms. As the eminent church 
body in the North of England it is felt York Chapter needs to be seen to be taking a more pro-active exemplar approach to 
acknowledging this issue and avoiding any "greenwashing" that may be perceived through offsetting.
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YORK MINSTER
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3 APPENDIX: 
QUESTIONS AND ANSWERS

(GENERAL)

With such an important building as The 
Minster, the Chapter needs to 
demonstrate that the PV proposals are 
integrated into a thorough sustainability 
plan. Has this been achieved or is it in 
progress?

The combined DAES prepared as part of the submission clearly outlines the integration of the proposals with the wider sustainability 
strategy for York Minster, namely that the proposed PV panels are the first PV phase of wider endeavours. In addition, the opportunity 
afforded by the scaffolding should not be missed, and allows for the installation of the PV panels with minimal additional construction 
impacts. 

Is the energy generated well-matched to 
the use of The Minster? What proportion 
of the electricity will be used on site and 
what proportion sold to the grid? If sold 
to the grid, on what other properties held 
by the Chapter could a similar quantity of 
electricity be generated and sold?

No electricity will be sold to the grid - all will be used on site and this is a fundamental part of the justification. On average, the PV 
installation will provide approximately 27% of the current annual electricity demand of the Minster. The proposed PVs are not 
expected to generate any electricity to sell to grid, but any additional electricity generated (i.e. at peak solar load when supply 
exceeds demand) would be saved in batteries and thereafter any surplus would be used in neighbouring Precinct buildings instead. 
This would be facilitated by the proposed battery units.

What is the Environmental impact of the 
installation? The guidance asks for 
estimates of embodied carbon (this 
should be a lifetime figure, including 
dismantling and disposal/recycling). 
These should be set against the carbon 
saving from the generation.

The embodied carbon of the proposals (and the payback period) has been carefully considered as part of the scheme. This is 
found in section 4.10 of the DAES. This results in an indicative figure of 720kgCO2e/kWp. As noted within the report, the carbon 
payback period is approximately 4 years. 

With such an important project, other 
sustainability issues also need to be 
addressed. These include environmental 
ones such as water consumption in 
manufacture and source and pollution of 
components, especially the rare metals. 
They should also include social 
sustainability issues such as the fair 
treatment of labour and guarantees 
against modern slavery.

Different installations are likely to have 
different sustainability footprints and 
these should be explored.

Panels and components will be sourced from REC, reputable suppliers.   This proposed panel manufacturer is based in Norway and 
has a published corporate ethics policy https://www.recgroup.com/sites/default/files/rec_code_of_conduct_revised_-
_august_2015.pdf
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4 APPENDIX: 
QUESTIONS AND ANSWERS

(GENERAL)

Have any other roof locations at the 
Minster been considered? Have other 
locations for PVs been considered within 
the wider Precinct?

The location of the proposed development has been influenced by a Precinct wide solar exposure study, and the feedback from initial 
PV studies submitted at pre-application stage. 

In addition, as mentioned above this study (undertaken by CAL with technical input from MFA) has led to the identification of a 
number of other suitable sites for PV development, The study also includes a timetable of development for the implementation of PV 
technology over the next decade.

Can a detailed assessment of the 
contribution of the roof to the 
significance of York Minster (and the 
surrounding built heritage assets) be 
provided?

The significance of York Minster is derived from the overarching Conservation Management Plan (Alan Baxter 2020) and augmented 
by a detailed appraisal of setting and views for this application (Caroe 2022). 

Can a detailed assessment of the impact 
of the proposals upon the significance of 
the relevant built heritage assets be 
provided? Have the proposals been 
carefully considered to minimise or 
eliminate potential heritage impact in line 
with Historic England guidance?

A process of design development and consideration of options has been undertaken to best establish the greatest benefit with the 
least possible harm. The impacts of the proposed scheme are fully appraised - and have taken into consideration the advice of the 
City of York planning department at pre-application inquiry - which has extended the scope of the views impacts assessment. 

The proposals are assessed to have  some the potential to affect the significance of the Minster in this wider setting - but the 
evaluation shows that the impacts are low and then are justified through public benefits. 

Fixings and maintenance: How has the 
method of fixing been developed to 
minimise potential heritage impact? Has 
an appropriately detailed plan for future 
maintenance been considered?

The fixing methods proposed are discussed at section 4.6 of the DAES. These have been prepared with due regard to the minimum 
possible intervention to built fabric, and the potential for future reversibility. 

The routine cleaning and maintenance of the proposed panels has been considered as part of the design process. This is outlined 
in Section 5.1 of the DAES. In summary, cleaning can be achieved from the parapet gutters to the roof edge and a 5 year wet-clean 
is scheduled by steeplejacks.

Reversibility. Although others in the 
future will be responsible for removal of 
the PV at the end of its working life, a 
realistic plan is needed for how this 
could be done. It would also be helpful to 
set out the likely periods when the 
appearance of the Minster will be 
compromised by construction, removal, 
maintenance and when it might be 
returned to a PV-free state. Has this 
been considered?

The PV units have been designed to be reversible in the future. In particular, this has been considered in respect of the 
fixings discussed above, alongside routine maintenance as outlined in Section 5.1 of the DAES. 

We suggest that it is more likely that it is not the reversibility of the PV array that is of highest concern, but the potential for 
replacement with new technologies in future The design of the fixings and support armatures are designed to facilitate future 
replacement with no additional harm. 
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5 APPENDIX: 
QUESTIONS AND ANSWERS

(GENERAL)

The PVs are warranted up to 25 years. In terms of longevity, the potential maximum lifespan of the PVs is up to fifty years. The 
technical design of the proposals also allows for the ongoing maintenance of the PVs into the future, as described above and 
at Section 5.1 of the DAES and noted above.

How have fire risks been considered? 
What are they, both in terms of 
increasing the risk of fire and in terms of 
aggravating one already ablaze? What 
has been done to minimise them, and to 
control the impact of them (e.g. alarms or 
fire suppression systems). What is the 
level of risk over and above background 
once all these are in place?

The potential increased fire risk posed by the installation of PV panels has been raised by multiple consultees during the early design 
process.

Design mitigation includes keeping the strings of panels wired together to small groupings, with individual micro-invertors per two to 
three panels, thus minimising the potential DC voltage that can accumulate and subsequent heat. The transition point from AC to DC 
current happens at these micro-invertors, externally, minimising the risk of fire.

Fire risk on electrical installations is also a directly affected by the quality of the installation and the quality of the reviews and 
maintenance of the systems in use. The Cathedral will insist on the highest standard of installation and will undertake maintenance 
enad inspection in-house with its own highly trained and attentive electricians. 

The primary cabling route is proposed to remain predominantly external avoiding running through any of the main roof voids. All 
wiring is run either externally or in accessible voids already containing electrical distribution and appropriately weatherproofed.  

In line with guidance produced by Zurich Insurance Group in 2021, on ‘Roof Mounted Photovoltaic Panels and Systems’, a 
designated fireman’s PV isolation switch will be provided at the entrance to the building. The response in the event of a fire has also 
been considered and is in line with the Fire Brigade TIP for the Minster. Additional fire safety considerations have been prepared in 
accordance with this document

Given the significance of the Minster onto which the array is proposed to be added, all procurement will be of high quality equipment 
and ancillaries to recognised quality standards installed by reputable installers with relevant experience of working on historic 
buildings. Construction phases will be sequenced to ensure minimal fire risk.

There are also further, post installation, maintenance strategies proposed that are intended to further mitigate fire risk. 

The scheme proposes a battery storage unit. This has the benefit of being able to store excess power at peak periods of generation, 
and store grid produced power purchased at low cost. The batteries have been carefully located in the concrete-constructed 
undercroft, outside of the main footprint of the Minster, to minimise fire risk. 
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6 APPENDIX: 
QUESTIONS AND ANSWERS

(GENERAL)

A Statement of Significance needs to be 
provided. This needs to be a clearly 
identified document or section of a 
document. York Minster is of global 
significance, being one of only a handful 
of buildings in Britain that is immediately 
recognisable by many people around the 
world. It is for this reason that the case 
for PV has to be made to the highest 
standard. If the CCM is granted, it will be 
for a building far and away more 
significant than any others that have so 
far had PV installed on roofs.

The project team have undertaken extensive research, assessment and consultation since the inception of the project. This has 
included liaison with the Historic England Advisory Committee, the Local Planning Authority, and the FAC and CFCE.

The accompanying Planning and Heritage Statement prepared by CAL provides an assessment of the significance of York Minster, 
and the other heritage assets that may be affected, in line with paragraph 194 of the NPPF and relevant Historic England Guidance.

Within the Statement of Need: How will 
the current PV application not be 
understood as a ‘token gesture’?

As per the data in the application and responses above. The PV array is sized as the most suitable for this roof, to harness the 
reasonable potential, with the minimum visual impact and minimum departure from the existing character of the Quire Roof. The array 
makes a material benefit to York Minster's non-emitting energy needs. 

In addition, this is the first step in larger longer-term plan, its implementation accelerated due to the access opportunity of the 
scaffolding.

We have also observed as of interest and material to this application to direct decision makers towards para 158 of the NPPF which 
states: “When determining planning applications for renewable and low carbon development, local planning authorities should: a) not 
require applicants to demonstrate the overall need for renewable or low carbon energy, and recognise that even small-scale projects 
provide a valuable contribution to cutting greenhouse gas emissions.” 

Within the Statement of Need: Can this 
be ‘done well’ to communicate the 
Minster's mission?

It is hoped the submission demonstrates this the thorough research & design process, paired with experienced specialist services 
consultant to deliver this objective (who has previously help deliver Gloucester cathedral's PV array)

Can an analysis of the carbon balance 
(embodied carbon vs carbon savings) of 
the proposed PV array be provided?

.

1) An analysis of the embodied carbon vs carbon savings (and subsequent payback period) is provided at Section 4.10 of the Design,
Access and Energy Statement and above.

Can evidence to demonstrate that the 
total demand for electricity in the 
buildings served by the solar panels 
would be matched against forecast 
generation be provided?

2) Evidence regarding the energy production of the proposed PVs can be found at Section 4.9 of the DAES. In summary, the 
proposed panels will produce 72180.2 kWh/y. With regards to the energy requirement of the Minster, on sunny days the electrical 
generation of the PV will outstrip the energy required by the Minster, which will then be stored. On average, the PV installation will 
provide approximately 27% of the current annual electricity demand of the Minster.
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7 APPENDIX: 
QUESTIONS AND ANSWERS

(GENERAL)

Can further information explaining 
Chapter's carbon reduction strategy be 
provided?

3) The Minster's detailed strategy for carbon reduction is being developed more broadly, but is enshrined in policy  within the York
Minster Precinct Neighbourhood Plan  (adopted June 2022). It has been heavily influenced by the York Minster and Close: Energy
Assessment and Carbon Emissions Review  Report prepared by QODA in 2021. This strategy will also be developed in more detail
within the forthcoming Heritage Partnership Agreement being currently being prepared by Alan Baxter Associates.

Could any marginal benefit be achieved 
elsewhere with similar or greater benefit 
which is less harmful than the proposed 
pv panels?  Are there other suitable 
areas for renewable and low carbon 
energy sources, and supporting 
infrastructure, elsewhere in the college’s 
ownership. If not, please can justification 
be provided as to why this can’t be 
achieved elsewhere?

CAL have undertaken a more detailed initial assessments of the Precinct's opportunities for PV Schemes. The South Quire Roof was 
identified as part of this assessment, along with a number of other areas where PV could be located to maximise its efficacy. These 
are noted at section 4.1.1 of the DAES. 

This assessment also included a timeline of implementation for these PV arrays (see section 4.1.1). The solar slates to the roof of the 
refectory have already been implemented. Due to the opportunity provided by the extant scaffolding, and the large south facing 
useable surface area afforded by the Quire Roof, it was decided to next progress this application. 

Other options for PV panels have been considered and are subject to rigorous analysis of costs/harms/benefits. This includes the 
ground level of the Precinct itself. Restrictions to PV installation and use in these areas arise from the high archaeological potential of 
below ground heritage, as the entire Precinct lies within the York Minster Cathedral Precinct: including Bootham Bar and the length of 
City Walls extending round the precinct up to Monk Bar Scheduled Monument (NHLE ref: 1017777). In addition, both the installation 
and efficacy of the PVs would be affected by the high number of trees in this location.  We are clear that ground-mounted options for 
PV are not possible within the precinct area. 

Has a study concerning reflectivity and 
an analysis been undertaken by a 
qualified consultant? 

The technical aspects of reflectivity have been addressed in Section 4.8 of the Design, Access and Energy Statement. These draw 
upon an initial reflectivity study prepared by Max Fordham which concluded that, due to the required angle of sunlight, the panels 
pose no reflection risk when visible from the ground or from the local landmarks around York with minimal exceptions.
Note: we have also addressed the separate question of 'variability' which has been raised by HEAC. 
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QUESTIONS AND ANSWERS

(GENERAL)

Why should a church seek to generate 
non-emitting energy on site, if it is 
already buying ‘green’ electricity?

National Policy position:

The projections for Grid de-carbonisation are predicated on ALL possible forecast renewable and non-emitting energy sources being 
delivered. There is no policy or financial strategy for achieving the theoretical decarbonisation curve. Therefore ALL opportunities for 
non-emitting sources are needed. Therefore investing in PV is a wider public good as the Grid’s renewables capacity is increased (or 
made available to another customer). 

 As shown in the  Dr Julian Allwood graph that we shared in our application; based on current COP ‘zones of policy’ targets, 
compared with potential or actual Carbon Capture and Storage and non-emitting capacity the world is way-off the landing zone 
needed. All non-emitting sources should therefore be considered.

Given the capacity constraints to connect PV to the grid, which is a major national issue and limitation to progress, PV arrays that are 
sized to the needs of the user on site are a vital part of stretching that connected capacity

Church reasons: 
 The 5th mark of mission suggests that we all, as individuals and organisations, should own the ethical and moral responsibility for 
stewardship, if we reasonably can. Therefore generating one’s own non-emitting power is also about taking personal accountability .

Can the nature of the public benefits of 
the PV project be further clarified. In 
particular, is it helpful to claim as a public 
benefit the leadership and exemplary 
effect of this PV project to encourage 
others? 

As part of this application it has not been suggested that the positive optics of the proposed PV scheme at York Minster could be 
construed as a public benefit. The proposals have been rigorously assessed in line with the appropriate regulatory frameworks, due 
to the high sensitivity of the project and the requirements of the regulators involved in the decision making process. This approach 
has been adopted to provide a clear and reasoned assessment of the proposals and has identified their clear, inherent benefits.

If we can share our experiences in support of other suitable cases; if we can also share our data, then we will be glad to. But there 
are 'emotive' arguments that are also rooted in the science. After all, this is a climate CRISIS and an emergency. Given our 
perception that the harm to the Minster by this PV scheme is of a low level in the context of those heritage assets affected, we feel 
that the case and justification is easily established by be public benefits. We consider that it really does not need a campaigning ethos 
to make the case, because the tangible evidence of benefit is clear. 

We also feel that this is in line with the spirit and letter of the NPPF, paragraph 158 of which states "not require applicants to 
demonstrate the overall need for renewable or low carbon energy, and recognise that even small-scale projects provide a valuable 
contribution to cutting greenhouse gas emissions..."
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