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Introduction

This statement provides support for an Outline Planning Application for the erection of
eighteen dwellings cn land off Welham Road, Norton Malton, North Yorkshire and should be
read in conjunction with the Design and Access Statement prepared by The Planning and
Design Partnership.

Site Location and Description
The site is located to the south of Spring Field Garth and west of Welham Road at the
western end of Norton. (See Fig. 1 below)

The site comprises is roughly triangular in shape and is some 0.514ha (1.27 acres) in area
on which stands the former depot which include a number of connected semi derelict steel
framed agricultural buildings with corrugated metal roofs with associated ancillary land of
rough grass used partly for storage. The site is bounded on all sides by residential
development and is shown edged red on Fig. 1 below.
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Proposals

Whilst the application is in outline however the proposals are for the erection of eighteen,
one, three, four and five bedroom dwellings in flats, semi and detached form. (See also
drawing TCA 03 at Appendix 1 attached) and we would request that the layout is considered
at this time. The proposal is described in greater detail in the Design and Access Statement
prepared by The Planning and Design Partnership submitted with the application),

The Planning Policy Context
The main issue in respect of the proposal is whether the principle of development is
acceptable from a planning standpoint and to determine this we turn to the Planning Acts.
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Section 38(6) of the Planning and Compulsory Purchase Act 2004 states “if regard is to be
had to the development plan for the purpose of any determination to be made under the
planning Acts the determination must be made in accordance with the plan unless material
considerations indicate otherwise”, The development plan for the Ryedale District comprises
the policies in The Ryedale Plan — Local Plan Strategy (adopted on 5™ September 2013).

It's relevant policies are as follows:-

The Ryedale Plan — Local Plan Strategy 2013

Policy SP1- General Location of Development and Settlement Hierarchy
Palicy SP2 - Delivery and Distribution of New Housing

Policy SP3 - Affordable Housing

Policy SP4 - Type and Mix of New Housing

Policy SP12 - Heritage

Policy SP16 - Design

Policy SP 17 - Managing Air Quality, Land and Water Resources

Policy SP19 - Presumption in Favour of Sustainable Development
Policy SP20 - Generic Development Management Issues

In addition and of equal relevance is the Government’s National Planning Policy Guidance,
the relevant paragraphs and references of which are:-

Paragraphs 11-16 Presumption in Favour of Sustainable Development Ministerial Forward
Paragraph 17 Core Principles

Paragraph 39 Promoting Sustainable Transporting

Paragraphs 47, 49, 50 Delivering a wide choice of High Quality Homes

Paragraphs 56, 60, 61 and 65 Requiring Good Design

Paragraphs 94 and 95 Meeting the Challenge of Climate Change, Flooding and Coastal
Change

Paragraphs 109 - 125 Conserving and Enhancing the Natural Environment

Paragraph 159 Plan Making

Paragraphs 186, 187, 196 and 197 Decision-Taking

Paragraphs 210 - 216 (inclusive) Annex 1

Key Issues

Whilst the application is in Outline only we ask that the following key issues are taken into
account when assessing this proposal:-

. Sustainable Development

. Principle of Residential Development

. Siting, Scale, Design and Effect Upon the Character of the Area
. Impact on the Residential Amenity of the Adjoining Neighbours
. Highway Safety

. Drainage and Flood Risk

. Affordable Housing

. Public Open Space

. Impact on Nature Conservation and Protected Species.

10. Archaeology

11.Contamination

OLONOIUD WN =

To take each in turn.
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5.1.1 Sustainable Development

A number of references are made to the presumption in favour of sustainable development
in the NPPF.

In the Ministerial Forward it states that:-

‘Development that is sustainable should go ahead, without delay — a presumption in favour
of sustainable development that is the basis for every plan, and every decision.’

and at Paragraph 14 states:-

At the heart of the National Planning Policy Framework is a presumption in favour of
sustainable development, which should be seen as a golden thread running through both
plan-making and decision-taking .

For plan-making this means that:

eelocal planning authorities should positively seek cpportunities to meet the development
needs of their area;

eelocal Plans should meet objectively assessed needs, with sufficient fexibility fo adapt to
rapid change, unless:

—any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole; or

—specific policies in this Framework indicate development should be restricted. ?

For decision-taking this means: 1°

ee approving development proposals that sccord with the development plan without delay;
and

e Where the development plan s absent silent or refevant policies are out-of-date,
granting permission unless.

—any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole; or

—specific policies in this Framework indicate development should be restricted, 9
(Our emphasis)

Footnote 9

For example, those policies relating fo sites protected under the Birds and Habitats Directives (see paragraph 118) and/or
designated as Sites of Special Scientific Interest; lend designated as Green Belf, Local Green Space, an Area of Qutstanding
WNatural Beauty, Herilage Coast or within & National Park (or the Broads Authority), designated heritage assels; and locations at
risk of fiooding or coastal erosion.

Footrote 10

Uinfess material considerations indicate otherwise.”

At paragraph 17 under the heading ‘Core Planning Principles’ the document sets out 12
planning principles of which the following is particularly relevant namely:-

'..proactively drive and support sustainable economic development fo deliver the homes,
business and industrial units, infrastructure and thriving local places that the country needs.
Every effort should be made objectively to identify and then meet the housing, business and
other development needs of an area,...”

(Our emphasis)
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In addition, at paragraph 49 it states that:-

‘49, Housing applications should be considered in the context of the presumption in favour
of sustainable devefopment....)

The document continues a paragraph 50:-

'50. To deliver a wide choice of high quality homes, widen opportunities for home ownership
and create sustainable, inclusive and mixed communities, local planning authorities should:
eeplan for a mix of housing based on current and future demographic trends, market frends
and the needs of different groups in the communfly (such as, but not fimited to, families
with children, older people, people with disabilities,.... )’

(Our emphasis)

Paragraph 50 is reinforced at paragraph 159 under the heading ‘Plan Making — Housing’
where it states:-

'159. Local planning authorities should have a clear understanding of housing needs in their
area. They should:

...... —addresses the need for all tvpes of housing including affordable housing and the

needs of different groups in the communify (such as, but not limited to, families with
children, older people, people with disabilities, service families and people wishing to build
their own homes); and
—caters for housing demand and the scale of housing supply necessary fo meet this
demand,...”

(Our emphasis)
We find further support for the proposal at paragraph 187 which states:-

'187. Local planning authorities should look for solutions rather than problems, and decision-
takers at every level should seek to approve applications for sustainable development where
possible. Local planning authorities should work proactively with applicants fo secure
developments that improve the economic, soctal and environmental conditions of the area.’

{Our emphasis)
and at paragraph 197 under the heading ‘Determining applications we find further support
as follows:-

197, In assessing and determining development proposals, local planning authorities should

apply the presumption in favour of sustainable development.,

{Qur emphasis)

In The Ryedale Plan — Local Plan Strategy at Paragraph 1.2 of the Introduction to the plan
states:-

1.2 The purpose of the Ryedale Plan is fo_encourage new development and to manage
future growth whilst ensuring that change across the District is based on a presumption in

favour of sustainable development.’

(Our emphasis)
and at Policy SP1 - General Location of Development and Settiement Hierarchy it states:-

SP1 General Location of Development and Settlement Hierarchy

Ryedale’s future development requirements wifl be distributed and accommodated in line
with the Spatial Strategy Summary and on the basis ofthe following hierarchy of
settlements:

Principal Town - Primary Focus for Growth

* Malfton and Norton (including Old Malton*)




5.1.10

5.2

5.21

-6 -

...... In allocating and releasing development sites at the above Jocations:
- the use of deliverable and developable Brownfield land will be prioritised and development
will be guided fo areas with lowest flood risk, taking account of the vuinerability of fypes of
development and the need to achieve sustainable development and in accordance with the
requirements of the Government’s latest flooding guidance
Additionally as part of the site selection process, the Local Planning Authotity have regard to
the aeliverability and developability of sites and their ability to:
* deliver against the Objectives and Folicies of the Flan, policy standards and Community
Infrastructure Levy (CIL) requirements
* Ssupport access on foot to centrally located shops, services and facilities
- be compatible with neighbouring fand uses
* avoid adverse impacts on interests of acknowledged importance
- be accommodated without detriment to the character of the settlement and its setting
- salisfactorily address highway capacity and satety’

(Our emphasis)

Further policy support is found at Policy SP19 ‘Presumption in Favour of Sustainable
Development’ which states:-

‘When considering development proposals the Council will take a positive approach that
reflects the presumption in favour of sustainable development contained in the National
Planning Policy Framework. It will always work proactively with applicants jointly to find
solutions which mean that proposals can be approved wherever possible, and to secure
development that improves the economic, social and environmental conditions in the area.
Pianning applications that accord with the policies in this Local Plan (and, where relevant,
with pofices in Neighbourhood Plans) will be approved without delay, unless material
considerations indicate otherwise.

Where there are no policies relevant to the application or relevant policies are out of date at
the time of making the decision then the Council will grant permission unless material
considerations indicate otherwise — taking into account whether:

- Any adverse impacts of granting permission would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the National Planning Policy Framework
taken as a whole; or Specific policies in that Framework indicate that development should be
restricted.”

We submit that the site is in a sustainable location and therefore meets the requirements of
the Ryedale Local Plan and NPPF.

The Principle of Residential Development

The NPPF under the heading 'Delivering a wide choice of high quality homes’ the document
states at paragraph 47 that:-

‘47, To boost significantly the supply of housing, local planning authorities should:

eeuse their evidence base to ensure that their Local Plan meets the full, objectively assessed
needs for market and affordable housing in the housing market area, as far as is consistent
with the policies set out in this Framework, including identifving key sites which are critical
to the delivery of the housing strategy over the plan period;

eeidentify and update annually a supply of specific deliverablet sites sufficient to provide
five vears worth of housing against their housing requirements with an additional buffer of
5% (moved forward from later in the plan period) to ensure choice and competition in the
market for land. Where there has been a record of persistent under defivery of housing, local
planning authorities should increase the buffer to 20% (maved forward from later in the
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plan period) fo provide a realistic prospect of achieving the planned supply and to ensure
choice and competition in the market for land,

eeidentify a supply of specific, developable: sites or broad locations for growth, for years 6-
10 and, where possible, for years 11-15;

11 To be considered deliverable, sites should be available now, offer a suitable Jocation for development now, and be
achievable with a realistic prospect that housing will be delivered. on_the site within five years and in particuiar that
development of the site is viable. Sites with planning permission should be considered deliverable until permission expires,
uriless there is clear evidence that schemes will not be implemented within five years, for exampie they will not be viable, there
Is no longer a demand for the type of units or sites have long term phasing plans.

12 To be considered developable, sites should be in a suitable location for housing development and there should be a
regsonable prosgect that the site is available and could be viably develgped at the point envisaged, '

(Our emphasis)

The Council have only recently confirmed that they have a demonstrable 5-year supply of
housing sites. However to maintain this position the Council will require a continuing supply
of housing sites particularly as it appears that the housing market is gaining momentum
again. We submit therefore that in the light of this position and that which will explain later
in this statement is that there is an overriding case for granting planning permission.

Turning to The Ryedale Plan — Local Plan Strategy we find support at Policy SP1 under the
heading General Location of Development and Settlement Hierarchy where it states that:-

SP 1 General Location of Development and Settlement Hierarchy

Ryedale’s future development requirements will be distributed and accommodated on the
basis of the following hierarchy of settlements:

Principal Town ~ Primaty Focus for Growth

 Malton and Norton (including Ofd Malton*)

Local Service Centres (Market Towns) — Secondary Focus for Growth

- Pickering

- Kirkbymoorside

- Helmsley...”

(Our emphasis)

Policy SP2 also supports the proposal as under the heading Delivery and Distribution of New
Housing states that:-

SP 2 Delivery and Distribution of New Housing

The delivery of at least 3000 (net) new homes will be managed over the period 2012-2027,
The sources of new housing that will contribute to the supply of new homes across the
District are as foflows:

Malton and Norton - Housing Land Affocations in and adjacent to the built up area

- Conversion and redevelopment of Previously Developed Land and Buildings within
Development Limits

* Replacement Dwellings

* Sub-Division of existing Dwellings

- Infill Development (small open sites in an otherwise continually built up frontage)

* 100% Rural Exception Sites outside of and on the edge of Development Limits in line with
SP3.

- Change of use of tourist accommodation (not including caravans, cabins or chalets) where
appropriate

Pickering, Kirkbymoorside,

Helmsley, Setvice Villages

- As above...”

(Our emphasis)
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and at paragraph 4.34 under the heading Type and Mix of New Housing the plan states:-

‘1.34 The provision of an appropriate_mix_and choice of new housing is central to the
objective of creating sustainable and balanced communities. The District will need to ensure
a range and choice of market housing is provided fo respond to changing demographics and
market drivers.’

(Our emphasis)
and policy SP4 follows:-

'SP 4 Type and mix of new fiousing

Increased housing choice and high quality housing will be provided through .

- New housing development

* The re-use of emplty properties

* Improvements and adaptations to existing homes

New housing sites in Ryedale will provide increased housing choice and contribute to the
provision of a balanced housing stock.”

{Our emphasis)

The proposed site lies in the town of Norton which is identified as a Principle Town with
Malton where a significant proportion of new development is to be located and the scheme
proposed will provide an appropriate mix and choice of housing. We submit therefore that
the proposal accords with policies SP1, SP2 and SP4 of The Ryedale Plan — Local Ptan
Strategy and advice in the NPPF.

Siting, Scale, Design and Effect Upon the Character of the Area

Policy SP16 of The Ryedale Plan — Local Plan Strategy states:-

‘Development proposals will be expected to create high quality durable places that are
accessible, well integrated with their surroundings and which.

" Reinforce local distinctiveness

' Provide a well-connected public reaim which is accessible and usable by all, safe and easily
navigated

" Protect amenity and promote well-being

7o reinforce local distinctiveness, the focation, siting, form, lavout, scale and detailed design
of new development should respect the context provided by its surroundings including:

© Topography and landform that shape the form and structure of settlements in the
landscape

- The structure of towns and villages formed by street patterns, routes, public spaces, rivers
and becks. The medieval street patferns and historic cores of Malfon, Pickering,
Kirkbymoorside and Helmsley are of particular significance and medieval two row villages
with back lanes are typical in Ryedale

+ The grain of the settlements, influenced by street blocks, plot sizes, the orfentation of
buildings, boundaries, spaces between buildings and the density, size and scale of buildings

- The character and appearance of open space and green spaces including existing Visually
Important Undeveloped Areas (VIUAs) or further VIUAs which may be designated in the
Local Plan Sites Document or in a Nelghbourhood Plan. Development proposals on land
designated as a VIUA will only be permitted where the benefits of the development
proposed significantly outweigh the loss or damage to the character of the settiement

- Views, vistas and skylines that are provided and framed by the above and/or influenced by
the position of key historic or landmark buildings and structures

© The type, texture and colour of materials, quality and type of building technigues and
elements of architectural detail
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The design of new development will also be expected to:

- Incorporate appropriate hard and soft landscaping features to enhance the setting of the
development and/or space

- Contribute to a safe and well connected public realm by respecting and incorporating
rotites, buildings and views which create local identity and assist orientation and wayfinding;
creating public spaces which are safe and easy to use and move through by all members of
the community; facilitating access by ststainable mades of travel including public transport,
cydling and walking

 Reduce crime and the fear of crime through the careful design of buildings and spaces
Provide, where appropriate, active and interesting public frontages, clearly defined public
spaces and secure private spaces

© Make efficient use of fand and to be built at a density which is appropriate to its
surrounding context. In generaf new housing development should not be built below an
indicative density of 30 dwellings to the hectare unless this can be justified in terms of the
surrounding context

* Proposals for major development will be expected to include a statement identifying the
waste implications of the development and measures taken to minimise and manage waste
generated

Policy SP20 (Generic Development Management Issues) of The Ryedale Plan — Local Plan
Strategy states:-

‘Character

New development will respect the character and context of the immediate locality and the
wider landscape/townscape character in terms of physical features and the type and variety
of existing uses proposed uses and activity will be compatible with the existing ambience of
the immediate locality and the surrounding area and with neighbouring land uses and would
not prejudice the continued ocperation of existing neighbouring land uses

The cumuiative impact of new development on the character of an area will also be
considered

Design

The design of new development will follow the principles established in Policy SPI6.

Extensions or alterations to existing buildings will be appropriagte and sympathetic to the
character and appearanice of the existing building in terms of scale, form, and use of
materials

Amenity and Safety

New development will not have a material adverse impact on the amenity of present or
future occupants, the users or occupants of neighbouring land and buildings or the wider
community by virtue of its design, use, location and proximily to neighbouring land uses.

Impacts on amenity can include, for example, noise, dust, odour, light flicker, loss of privacy
or natural daylight or be an overbearing presence

Developers will be expected to apply the highest standards outlined in the World Health
Organisation, British Standards and wider international and national standards relating to
noise

New development proposals which will result in an unacceptable risk to human life, health
and safely or unacceptable risk to property will be resisted. Developers wifl be expected to
address the risks/potential risks posed by contamination and/or unstable land in accordance
with recognised national and international standards and guidance

All sensitive receptors will be protected from land and other contamination. Developers will
be expected fo assess the risks/ potential risks posed by contamination in accordance with
recognised national and international standards and guidance’
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We submit that the proposal meets all the requirements of the above criteria and some
weight should be attached to these policies as they are broadly consistent with the aims of
the NPPF.

The NPPF paragraph 56 states the Government attaches great importance to the design of
the built environment. Good design is a key aspect of sustainable development, is indivisible
from goed planning, and should contribute positively to making places better for people.

Paragraphs 60, 61 and 65 of the NPPF make it clear that decisions should not attempt to
impose architectural styles or particular tastes and should not stifle innovation, originality or
initiative through unsubstantiated requirements to conform to certain development forms or
styles, should address the connections between people and places and the integration of
new development into the natural, built and historic environment and proposals should not
be refused for buildings which premote high levels of sustainability because of concerns
about incompatibility with an existing townscape, if those concerns have been mitigated by
good design.

A Tree Survey is to be submitted with the pfanning application the results of which will be
provided in due course. The development will of course be the subject of suitable
landscaping scheme which should form the basis of a suitable planning condition attached to
any planning permission.

The Design and Access Statement and associated drawings submitted with the application
should be referred to here as it explains and justifies the scheme in design terms. We
believe that the proposed scheme is considered not to have a detrimental adverse effect on
‘the character and form of the area by virtue of its design, layout, scale, external
appearance and landscaping. We submit that the proposed scheme therefore complies with
and the policies of The Ryedale Plan — Local Plan Strategy and advice given in NPPF.

Impact on the Residential Amenity of the Adicining Neighbours

One of the core planning principles set out in Paragraph 12 of the NPPF states that planning
should always seek a good standard of amenity for all existing and future occupants of land
and buildings.

Policy SP20 (Generic Development Management Issues) of The Ryedale Plan — Local Plan
Strategy states:-

.... Amenity and Safety

New development will not have a material adverse impact on the amenity of present or
future occupants, the users or occupants of neighbouring land and buildings or the wider
community by virtue of its design, use, location and proximity to neighbouring land uses.
Impacts on amenity can include, for example, noise, dust, odotr, light flicker, loss of privacy
or natural daylight or be an overbearing presence’

Standard standoff distances are achieved in respect of all the dwellings with no overlooking
issues. The proposed development is therefore considered not to cause a significant
detrimental impact on the residential amenities of the neighbouring properties in accordance
with Policy SP20 (Generic Development Management Issues) of The Ryedale Plan — Local
Plan and the NPPF.
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Highway Safety

Policy SP20 (Generic Development Management Issues) of The Ryedale Plan - Local Plan
Strategy states:-

‘Access, Parking and Servicing

Access to and movement within the site by vehicles, cycles and pedestrians would not have
a detrimental impact on road safety, traffic movement or the safety of pedestrians and
cyclists. Information will be reguired in terms of the positioning and treatment of accesses
and circulation routes, including how these relate to surrounding footpaths and roads’

These Local Plan policies should be afforded weight as they are broadly consistent with the
aims of the NPPF,

In addition with respect to parking, paragraph 39 of the NPPF states that when setting local
parking standards for residential and non-residential development, local planning authorities
should take into account the accessibility of the development; the type, mix and use of
development; the availability of and opportunities for public transport; local car ownership
levels; and an overall need to reduce the use of high emission vehicles.

Norton is considered to be a settlement which is capable of accommodating additional
residential growth and as such it is considered to be a sustainable location with access to a
range of services and facilities. The dwellings would be served from two new accesses from
Lakeside Way and St Peter Street on the southern boundary of the site which are acceptable
in highway terms and adequate parking provision has also been provided for within the site.

In addition a Public Footpath runs along, but outside the southern boundary of the site and
as such this will provide further pedestrian connections to town centre.

The site is also close to the town centre and close to Welham Road where options for access
and travel other than by means of private car are available to occupiers of the dwellings as
well as their visitors.

We submit that the proposal is will not adversely impact on the highway network either from
an access or parking standpoint and therefore consider that the proposal is acceptable as it
accords with policies SP20 of The Ryedale Local Plan- The Local Plan Strategy and
Paragraph 39 of the NPPF.

Drainage and Flood Risk

The NPPF paragraph 94 states that local planning authorities should adopt proactive
strategies to mitigate and adapt to climate change, taking full account of fiood risk, coastal
change and water supply and demand considerations. NPPF Paragraph 95 states to support
the move to a low carbon future, local planning authorities should plan for new development
in locations and ways which reduce greenhouse gas emissions; actively support energy
efficiency improvements to existing buildings.

Policy SP17 (Managing Air Quality, Land and Water Resources) of The Ryedale Plan — Local
Plan Strategy states:-

Land resources will be protected and improved by:
* Supporting new uses for land which is confaminated or degraded where an appropriate
scheme of remediation and restoration is agreed and in place
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* Priorftising the use of previously developed land and protecting the best and most versatile
agricultural land from irreversible loss. New fand allocations will be planned to avoid and
minimise the loss of the Best and Most Versatife Agricultural Land. Proposals for major
development coming forward on sites that are not aflocated for development which would
result in the loss of the Best and Most Versatile Agricultural Land will be resisted unless it
can be demonstrated that the use proposed cannot be located elsewhere and that the need
for the development cutweighs the loss of the resource

Flood risk will be managed by:

© Requiring the use of sustainable drainage systems and techriques, where technically
feasible, fto promote groundwater recharge and reduce flood risk. Development proposals
will be expected to attenuate surface waler run off to the rates recommended in the
Strategic Flood Risk Assessment. In addition, major development proposals within areas
highlighted as having critical drainage problems in the North Fast Yorkshire Strategic Flood
Risk Assessment (or future updates) as Critical Drainage Areas may, if appropriate, be
required to demonsirate that the development will not exacerbate existing problems by
modelling impact on the wider drainage system

* Ensuring new development does not prevent access to water courses for the maintenance
of flood defences

© Undertaking a risk based sequential approach fo the allocation of fand for new
development and in the consideration of development proposals in order to guide new
development fo areas with the lowest probability of flooding, whilst laking account of the
need to regenerate vacant and previously developed sites within the towns. In considering
development proposals or the aflocation of land, full account will be taken of the flood risk
vulnerability of proposed uses and the national ‘Exception Test’ will be applied if required”

The application site is located in Flood Zone 3 as shown on the Environment Agency’s Floed
Map for Malton and Norton which is at a high probability of flooding and as such the Flood
Risk Assessment submitted should be referred to. The FRA however concludes that the site
is suitable for residential use.

We understand that there is adequate capacity in both the foul and surface water sewers in
the area and that an adequate water supply is also available. The development will be
connected to the mains sewer with surface water directed to a soakaway and/or attenuated
to agricultural flows before discharge from the site.

We submit therefore that the site can be developed with an acceptable risk of flooding and
can be satisfactorily drained and is therefore considered acceptable and in accordance with
Policy SP17 of the Ryedale Plan and the guidance in NPPF.

Affordable Housing

Policy SP3 (Affordable Housing) of The Ryedale Plan —~ Local Plan Strategy states:-

‘Where local need exists, the Local Planning Authorify will seek the provision of new
affordable homes by:

- Negotiating with developers and landowners fo secure a proportion of new housing
development to be provided as affordable units

- Supporting Registered Social Landlords in bringing forward wholly affordable schemes
within Ryedale’s towns and villages

* Supporting in principle, the refease of 'Rural Exception Sites”
Affordable homes will also be provided in conjunction with landlords through the purchase
and repair of existing dwellings, alterations and improvements to the existing affordable
housing stock and through the re-use of empty homes.
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Affordable Housing from Developer Contributions

The Local Planning Authority will seek the provision of:

35% of new dwellings as affordable_pousing on-site (in seftlements outside West and South
West Ryedale*) as part of developments of 5 dwellings or 0.2 ha or more and 35% of new
dwellings as affordable housing on-site with a further additional financial contribution
equivalent to a further 5% of provision as part of developments of 5 dwellings or 0.2ha or
more in West and South West Ryedale* (including Ampleforth, Heimsley**, Hovingham and
Sheriff Hutton)”

Where the on-site contribution does not eguate precisely to whole numbers of units,
equivalent financial contributions will be sought.

Below the threshold of 5 dwellings/0.2 ha, a pro-rated financial contribufion will be sought
from all new residential development, where this is viable.

(Our emphasis)

The proposal is for 18 dwellings and therefore there is & requirement for 6.3 dwellings
(35%). 6No 1 bed dwellings, Plots 13-18 are therefore proposed within the scheme with the
remaining 0.3 of a dwelling being provided by means of a commuted sum to be calculated.

We find support for the affordable house type provision in the North Yorkshire Strategic
Market Housing Assessment which states:-

‘Future Need for Affordable Housing

1.36 If North Yorkshire were to meet the needs of all households who cannot afford to
buyor privately rent a home on the open market’? it would have to deliver 2,808 affordable
awellings (excluding Seiby) each year over the next 5 years. This is shown in the table
below.

Figure 10: Net Annual Affordable Housing Need (Next 5 Years) — North Yorkshire

Net Annual Affordable Housing Need — North Yorkshire & Local Authorities
Craven Hambleton Harrogate Richmondshire Ryedale Scarborough CGityofYork Nth Yorkshire
(Total}

218 320 507 260 256 457 /90 2,808
Sourcer North Yorkshire SHMA, 2011

1.37 In particular, there is currently a shortfall in smaller 1_and 2 bedroom and larger 4 or
more bedroom affordable properties across North Yorkshire. The shortage of these property
types is making it harder for the authorities of North Yorkshire to meet the housing needs of
households who cannot afford te buy or privately rent & home on the open market.”

(Our emphasis)

We therefore submit that the proposed affordable housing proposed within the scheme will
meet the requirements of Policy SP3 of The Ryedale Plan - Local Plan Strategy.

Public Gpen Space

Policy SP11 (Community Facilities and Services Provision) of the Ryedale plan states:-

Proposals for the provision of new communily facilities or services will be supported in
principle as foflows:

Malton and Norton,

Pickering; Kirkbymoorside:

Helmsley

Sites allocated for such uses or as part of a mixed use aflocation; expansion and
improvement of existing facilities in and outside of Development Limits; provision of new
facilities within develppment limits or outside of Development Limits where the facifity is
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5.8.3

5.9

59.1

5.9.2

5.93
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needed and cannot be located within Development Limits or as part of @ mixed use
allocation.

Service Villages and other villages

Expansion and improvements to existing facilities in or outside of Development Limits;
provision of new facilities - within Development Limits, conversion of existing buildings
outside of Development Limits or new provision outside of Development Limits where the
facility Iis needed to serve the focal area and could not be provided with Development Limits
New or enhanced provision of open space, leisure and recreational facilities will address
Identified deficiencies set out in Table 3 and be undertaken in line with Local Open Space
Standards as set out in Table 4. Al new residential development® will be expected to
conlribute_fo the _provision of open space, recreation and leisure facilities. Residential
schemes of 15 dwellings or more will be required to_include on-site provision of informal
amenity space unless it Is considered impractical or unfeasible and an off-site contribution is
more appropriate. On-site formal children’s playspace will be sought on residential sites of

50 dwellings or more.”
* Excludes replacement dwellings, residential extensions and annexes and temporary dwellings.

(Our emphasis)

Informal Amenity Space so defined in Table 4 under Local Open Space Standards states:-

"Village Amenity Green Space One area of open space for local residents
for villages over 150 residents’

The scheme includes an area of open space which we submit will meet the requirements of
Policy SP11 (Community Facilities and Services Provision) of the Ryedale Plan

Impact on Nature Conservation and Protected Species

NPPF paragraphs 109 to 125 relate to conserving and enhancing the natural environment
and to impacts of development proposals on protected species planning policy and guidance
which is provided by the NPPF and accompanying ODPM Circular 06/2005 “Biodiversity and
Geological Conservation- Statutory Obligations and their Impact within the Planning System”
in addition to the Habitat Regulations and Bat Mitigation Guidelines published by Natural
England.

An ecological appraisal and Phase 1 habitat survey have therefore been undertaken and is
submitted as part of the planning application. However it shows that:-

'The majority of the site consists of a range of o/d agricuftural storage sheds and buildings
and hard standing, set within an area of close mown improved grassland.

Species present on site are common and widespread. Tall ruderal and scrub is developing
fowards the edges of the site and these areas provide some birdnesting and bat foraging
initerest.

Buildings on site have very fow bat roost potential and no further survey work is considered
necessary. Mature boundary trees in the north of the site have bat roost potential, but will
be retained as part of the development scheme.

The site offers some suitable terrestrial habitat for amphibians and the nearby mill pond has
been assessed as ‘good’ suitability for qreat crested newts, However, habitat immediately
surrounding the pond is suboptimal and there are no great crested newt records within this
area.’

The report recommends mitigation and ecological enhancement are provided and new tree
and hedge pianting is proposed as part of the scheme and any clearance of vegetation
should be scheduled to avoid disturbance to breeding birds.
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1t is considered therefore that the proposed development would not harm any
acknowledged nature conservation interests and therefore would not be contrary to the
advice contained within the NPPF.

Archaeclogy
Policy SP12 (Heritage) of the Ryedale Plan states:-

'SP12 Heritage
Distinctive elements of Ryedale’s historic environment will be conserved and where
appropriate, enhanced. The potential of heritage assets to contribute towards the economy,
fourism, education and community identify will be exploited including:
- The nationalfy significant prehistoric archaeological landscapes of the Yorkshire Wolds and
the Vale of Pickering
- The individual and distinctive character and appearance of Ryedale’s Market Towns and
villages
- Large country houses and associated estates and estate villages, with Castle Howard being
of international importance
- The unique distribution of Saxon churches on the fringe of the Vale of Pickering and the
North York Moors, including Kirkdale and Stonegrave Minsters
- Victorian churches throughout the Yorkshire Wolds
* Medlieval features including refatively large numbers of deserted medieval villages, moated
manorial sites and granges, such as Kirkham Priory and notable castle sites, including Sheriff
Hutfon and Bossall Hall, Pickering and Helmsley
* The network of historic fleld systems across the District and in particular, the historic field
patterns around Pickering and other settlements on the northern side of the Vale of
Pickering
- The Roman Derventio site at Malton
To assist in protecting the District’s historic assets and features, the Council will:
+ Encourage the sensitive re-use and adaptation of historic buildings and wil| where
appropriate, support flexible solutions to the re-use of those historic buildings identified as
at risk where this would remove a building from English Heritages At Risk Register or local
records of buildings at risk.
* Seek to ensure the sensifive expansion, growth and land use change in and around the
Market Towns and villages, safequarding efements of the historic character and value within
their built up areas, including Visually Important Undeveloped Areas*, as well as
surrounding historic landscape character and setting of individual setflements
* Consider ways in which planning obligations can be used in conjunction with the allocation
of siles at the Service Villages in the VYale of Pickering to secure increased protection,
management andyor understanding of archaeological assets
* Work with North Yorkshire County Highways, Town and Parish Councils to provide highway
improvements and street furniture that are appropriate to the historic context of individual
towns and villages
- Work with partners and landowners to encourage sensitive land management in the Vale
of Pickering and the Wolds
- Work with and support local estates to identify appropriate ways in which fo manage their
historic landscapes, features and buildings
- Support, in principle, the small scale extraction of local bullding stone that woufd enable
the repair and restoration of high grade or recognised heritage assets and features

(Our emphasis)

In the light of the site being of potential archaeological interest a report has been prepared
by MAP Archaeology and is submitted with the planning application. This concludes however
that:-
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‘the development site may have unknown archaeological deposits within the boundaries of
the site. The date, depth and extent of the archaeological features and deposits are not
known. It Iis unfikely that any national important archaeological remains are located on the
sfte to prevent development.

After consuftation with the North Yorkshire County Archaeologist further archaeological
evaluation would be reguired in order that a suitable mitigation be proposed to comply with
the National Planning Policy Framework. This work would consist of Archaeological Trial
Trenching across the extent of the site to determine the presence of any previously
unknown buried archaeological deposits. Dependant on the results subseguent further work
may be reguired. This would allow a suitable mitigation to be placed on archaeological
deposits prior to construction.”’

The requirements of the above findings will be the subject of appropriate trial trenching in
due course to all to meet the requirements of Policy SP12 (Heritage) of the Ryedale Plan and
NPPF.

Contamination
Policy SP17 Managing Air Quality, Land and Water Resources of the Ryedale Plan states:-

‘Land resources will be protected and improved by:
» Supporting new uses for land which is confaminated or degraded where an appropriate
scheme of remediation and restoration is agreed and in place....”

A Desk Top Ground Survey has therefore been prepared by Geoenvironmental Ltd and this
is submitted with the planning application. It shows that:-

‘The site is considered fo pose a moderate geoctechnical risk.

The site is considered to pose a low to moderate ground contamination risk to the proposed
end users.

The site s considered to pose a very low risk to controlled waters and adjacent sites (the
surrounding environment).

The site s considered to pose a very low risk of ground gas.’

The report however recommends mitigation measures in the form of a scope of works which
are deemed suitable to fully characterise the ground and gas regime below the development
site with the resulting information suitable for submission to the Local Authority for planning
purposes and for the appointed design team.

In the light of the above we submit that the proposal will meet the requirements of Policy SP
17 of the Ryedale Plan.

Conclusions

We believe that we have provided a substantive case through not only Central Government’s
most recent planning policy statements, but also the Council’s own planning policies and we
respectfully submit that the application is acceptable in all respects and should therefore be

granted planning permission.
SMN/ YTA 27.1.14



